


















































 
Report on pre-application 
consultation. 
In relation to: proposed residential development on land 
at Corner of Brook Street and Bridge Street, Wrexham. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 



 

1. INTRODUCTION. 

 

1.1. It is now a requirement that all major applications for residential development are subject 

to pre-application consultation and that the application, when submitted, is supported by a 

report summarising the responses to the consultation exercise, together with any 

responses to points that may have been made. 

 

1.2. This report provides the required details and responses in relation to the proposed 

development on land at the corner of Brook Street and Bridge Street, Wrexham. 

 

 

2. CONSULTATION. 

 

2.1. A copy of the complete draft planning application was loaded onto the Applicant’s website 

at http://centralbuildingsregeneration.co.uk. 

 

2.2. A copy of the neighbour notification and notice, and letters and the associated notice to 

specialist consultees and local councillors is attached at Appendix One to this report.  

 

2.3. A total of 11 owners or occupiers of adjacent properties on Bridge Street, Brook Street 

(including the occupiers of the lower floors of Central Buildings) and Town Hill adjoining the 

application site received hand delivered notices informing them of the consultation exercise 

and where they might view the proposals.  The notification of the application included not 

only those whose properties physically adjoin the application site, but also other properties 

within the vicinity; in this respect the consultation exercise exceeded the statutory 

requirements. 

 

2.4. Notice of the application was also posted on both the Bridge Street and Brook Street road 

frontages, so as to enable other people in the locality to learn of the proposals and have an 

opportunity to comment. 

 

2.5. The local Councillor was also consulted. 

 

2.6. Offa Community Council were consulted.   

 

2.7. Three specialist consultees were also consulted, namely Wrexham Highways Department, 

Dwr Cymru Welsh Water, and Natural Resources Wales. 

 

2.8. The consultation period ran between 15th August 2018 and 12th September 2018, meeting 

the requirement for a consultation period of a minimum of 28 days. 

 



2.9. The Applicants have, therefore, complied with the statutory requirements for pre-

application consultation 

 

3. RESIDENTS RESPONSES. 

 

3.1. Only one response was received from a resident.  The representation did not object to the 

development, but claimed a right of way through the site upon which the new build is 

proposed. 

 

3.2. This issue has been discussed with the site owners who dispute the claim.  However, the 

matter is in the process of being resolved, it should not impact on the consideration of the 

application on its merits. 

 

4. LOCAL COUNCILLOR. 

 

4.1. The local councillor did not provide a response. 

 

5. COMMUNITY COUNCIL. 

 

5.1. The Community Council did not respond. 

 

6. SPECIALIST CONSULTEES. 

 

6.1. Copies of the three responses from the specialist consultees are included within Appendix 

Two. 

 

6.2. Dwr Cymru Welsh Water 

Welsh Water provided a number of helpful comments, most notably, they indicated that 

there was capacity in the foul sewer and waste water treatment works for the development 

and advised that surface water should not be discharged into the public sewer. 

 

6.3. Natural Resources Wales 

NRW commented on two matters: 

 

6.3.1. It was noted that part of the site lies within flood zone C2, this comment relates to the 

proposed conversion of Central Buildings; it is not clear whether NRW appreciated that 

the proposal relates to the upper floors of the building and that the established use of 

these floors is also for a similar ‘highly vulnerable’ use. 

 

6.3.2. The matter is addressed in greater detail in an addition to the Planning Statement. 

 

6.3.3. NRW also considered that insufficient information had been submitted to determine 

whether there was an issue with bats, an additional bat emergence survey has 

subsequently been undertaken to address this matter.  There is no evidence of bats in 



the building. 

 

6.4. Wrexham Highways Department 

It was noted that further information was required in relation to the available visibility 

splays from the site access, the ability of service vehicles to turn within the site, and the 

sufficiency of provision for bin storage areas within the development. 

 

6.5. All of the above matters have now been addressed within the application.  The provision of 

appropriate access and turning facilities within the site for a three-axle rigid vehicle has 

necessitated amendments to the proposals resulting in a reduction of four units within the 

new build apartment development. 

 

6.6. The Highways Department also objected to the proposed level of car parking for the 

development.  A meeting was held with the Highways Department on 16th October in order 

to discuss their concerns, as a result of which it was agreed that additional comment would 

be provided within the Planning Statement in order to justify the proposed approach. 

 

7. CONCLUSIONS. 

 

7.1. The extent of the pre-application consultation exercise has exceeded that required within 

the guidelines and, therefore, it is hoped that more people have been informed of the 

proposals and given an opportunity to comment than would, otherwise, have been the 

case. 

 

7.2. A small number of technical issues have been identified by specialist consultees, most of 

these have been addressed by amendments to the application.  Remaining issues in relation 

to flood risk and car parking are addressed within the Planning Statement. 

 

7.3. Consequently, it is concluded that the proposals are now at the stage where it is 

appropriate to formally submit the application, any matters still at issue between the 

Applicants and consultees can be appropriately discussed during the consideration of the 

application. 
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Land at Corner of Brook Street & Bridge Street, Wrexham. 
Planning Statement in relation to proposals for 38 no. apartments. 

1. Introduction. 

 

1.1. This Statement is submitted in support of a planning application relating to a 

proposal for the redevelopment of land and buildings on the corner of Brook Street 

and Bridge Street, Wrexham.  The application has two main elements: 

 

1.1.1. The conversion of the vacant first and second floors of Central Buildings to 

provide a total of ten single bedroomed apartments.  The proposal also 

includes an amendment to the ground floor front elevation to Brook Street, in 

order to provide for a revised access to the apartments, together with a 

separate rear access leading to a courtyard area which would include a cycle 

storage area together with a separate bin storage area. 

 

1.1.2. The redevelopment of the vacant site to the rear of Central Buildings on 

Bridge Street to provide a four-storey apartment block comprising twenty-eight 

single bedroomed apartments, together with parking and cycle storage to the 

rear to be used in relation to both parts of the development. 

 

1.2. The following plans provide detail of the application proposals: 

 

- Location plan 8821/L17 

- Central Buildings - Existing and proposed elevations 8821/L09 

- Central Buildings - Existing and proposed floor plans 8821/L10 

- Brook Street –  Site plan and ground floor layout – 8821/L30 

- Brook Street – First floor layout – 8821/ L31 

- Brook Street – Second floor layout – 8821/L32 

- Brook Street – Third floor layout – 8821/L33 

- Brook Street – Proposed elevations – 8821/L34 

- Brook Street – Apartment layout – 8821/L22 

- Highway visibility splays – 8821/L24 

- Refuse vehicle tracking plan – 8821/L23 

 

The application is also accompanied by:  

 

1.2.1. Transport Advice Note – This Note identifies no issues with the application to 

merit refusal.  The issue of parking is addressed in further detail in a 

subsequent section of this Statement. 
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1.2.2. Flood Consequences Assessment – This advises that part of the Central 

Buildings site falls within the NRA Zone C2 on the Development Advice Map, 

although more recent modelling (carried out on behalf of the NRA) indicates 

that this is not in fact the case.  However, having regard to the fact that this 

application relates to development on the upper floors of this building to and 

from which there is safe access, no flooding issues arise.  The new build site is 

not identified as being at risk of flooding. 

 

1.2.3. Acoustic Survey – Subject to standard mitigation within the construction, 

there are no noise issues with this proposal. 

 

1.2.4. Bird and Bat survey report (and accompanying bat activity survey) – No 

evidence has been identified from surveys of either nesting birds or bat roosts 

within the building. 

 

1.3. Whilst some of the above documents are referred to in this Planning Statement, 

they should all be read as part of the application in their own right. 

 

1.4. This Planning Statement sets out the reasons why the application proposal should 

be viewed as an appropriate and sustainable proposal for the reuse of this site 

which should be granted planning permission. 
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2. Housing land availability considerations. 

 

2.1. The starting point for the consideration of this application is that the Council cannot 

demonstrate a five year housing land supply.  As the 2017 Housing Land Monitoring 

Statement confirms, this is primarily because the ‘present’ Unitary Development 

Plan has time expired and in such circumstances Technical Advice Note No 1 (TAN 1) 

makes clear at paragraph 8.2 that authorities in such a position will not be able to 

undertake a land availability study and will, therefore, be considered not to have a 

five year land supply. 

 

2.2. However, as the Housing Land Monitoring Statement again confirms, the delivery of 

housing in Wrexham has declined steadily over the past decade to a low point of 

just 199 completions in 2016, there was an increase in 2017 to 328 completions, but 

this is still below the 385 dpa average within Policy H1 of the now time expired UDP 

and significantly less than the 516 dpa proposed within the Deposit version of the 

Wrexham Local Development Plan 2013 - 2028.  It is clear, therefore, that there is a 

serious shortage of housing land, both in principle and in practice. 

 

2.3. As paragraph 2.1 of Technical Advice Note No 1 explains, maintaining a five year 

supply of housing land is a “key planning policy requirement of the Welsh 

Government”.  The need to increase the supply of housing land in Wrexham is, 

therefore, a matter that should be afforded significant weight.  Whilst it would be 

correct to say that this does not mean that all proposals should necessarily be 

granted permission it is an important starting point that should lend further weight 

to this application being approached in a positive fashion. 
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3. Planning policy considerations. 

 

3.1. The following policies are highlighted as relevant to a consideration of the 

application proposal: 

 

3.1.1. Planning Policy Wales (PPW) sets out its Sustainable Settlement Strategy at 

para 4.7, this includes identifying previously developed land and buildings and 

acknowledging the potential for higher density development in locations where 

accessibility on foot and by bicycle and public transport is good.  Para 4.7.4 

proceeds to emphasise that new development should as far as possible 

minimise the need to travel and increase accessibility by modes other than the 

private car. 

 

3.1.2. Para 4.9 sets out the preference for the re-use of land with para 4.9.2. stating 

that many previously developed sites in built up areas may be considered 

suitable for development because their re-use will promote sustainability 

objectives. 

 

3.1.3. In terms of specific housing policy para 9.1.1 of PPW indicates that the Welsh 

Government will seek to ensure that previously developed land is used in 

preference to greenfield sites. 

 

3.1.4. Para 9.2.6 of PPW indicates that planning authorities should address the 

scope and potential for rehabilitation, conversion, clearance and 

redevelopment when considering sites for housing development as this assists 

regeneration and relieve pressure on greenfield sites. 

 

3.2. It is clear that the application proposals would be consistent with all these 

objectives of National policy guidance, seeking to make use of the vacant upper 

floors of an existing building and providing for the redevelopment of an adjacent 

vacant or derelict site. 

 

3.3. Although it is now time-expired, the Unitary Development Plan (UDP) adopts a 

similarly positive approach to the principle of development as proposed: 

 

3.3.1. Policy PS1 indicates that new development for housing will be directed to 

locations within defined settlement limits, the application site is within the 

settlement limits of Wrexham. 
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3.3.2. Policy PS3 emphasises the preference for the re-use of previously developed 

sites, such as the application site. 

 

3.3.3. Policy PS4 indicates that development should look to be located so as to help 

reduce the need to travel and to encourage the use of alternatives to the car; 

the application site is ideally located so as to provide for access to a full range 

of services and facilities without the need to use a car. 

 

3.3.4. Policy H2 supports the principle of residential development  

on unannotated land within settlement limits. 

 

3.3.5. Policy H13 identifies the Bridge Street/Cambrian Yard regeneration area of 

which the application site forms part, residential development is one of the 

uses identified as suitable for the area.  The explanation of the policy indicates 

that given the location and type of housing proposed to be provided, reduced 

parking standards are likely to be appropriate. 

 

3.3.6. The application site is also identified as lying within the area of the Wrexham 

Town Centre Masterplan, part of the Strategy is to encourage residential 

development within the Town Centre including residential development on 

Bridge Street (para 3.5.6) and the conversion of vacant upper floors of existing 

buildings (para 3.5.7). 

 

3.3.7. Para 3.5.8. of the Masterplan again confirms that the principle of residential 

development on Bridge Street is supported in principle with the subsequent 

paragraph indicating that higher density development is also supported in this 

area. 

 

3.4. It is clear that the thrust of both National and Local policy is to encourage the 

redevelopment of land and the reuse of buildings, both of which would result from 

the application proposals and the provision of 38 new apartments would also 

contribute to addressing the housing land shortfall within Wrexham.  All of the 

proposed apartments would be single bedroomed units that, it is intended, will be 

made available for rent, the development would, therefore, meet the needs of 

persons who often find it difficult to access suitable accommodation on the open 

market.  The principle of the proposal should, therefore, be viewed as entirely 

acceptable. 
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4. Access and parking issues. 

 

4.1. The application proposal includes the provision of 19 parking spaces to be used by 

the proposed apartments, together with the provision of secure cycle storage. 

 

4.2. A proposal to convert the upper floors of Central Buildings to student 

accommodation was refused on appeal in 2011 for reasons relating to the lack of 

car parking.  It is important to emphasise that the reason for the Inspector’s 

decision was, not that a scheme without parking was unacceptable in principle, but 

rather, because the submitted planning obligation did not include any control over 

the enforcement of the proposed obligation on residents not to have cars. 

 

4.3. Notwithstanding the above, it is important to note that the current proposal is 

materially different to that related to the student development for two key reasons: 

 

4.3.1. First of all, whereas the student development had no parking whatsoever, 

this proposal includes a total of 19 parking spaces that will be available to 

residents of both the conversion of Central Buildings and the new-build 

development. 

 

4.3.2. Secondly, the access to the development has been designed so that the car 

park area can be accessed by service vehicles which can turn within the site, 

thereby avoiding the need for the accommodation to be serviced from the 

roadside (e.g. refuse vehicles, removal vehicles, general deliveries etc) 

 

4.4. However, it is, of course, far from unusual for buildings in town centres not to have 

their own dedicated car parking, in many cases it is a function of their age, having 

been built before car ownership was an issue; in most cases, if these buildings are to 

continue to be used (as policy in the previous section clearly indicates is to be 

supported), then it is self-evident that a flexible attitude to parking issues needs to 

be adopted. 

 

4.5. The Council’s approach to parking is set out Local Planning Guidance Note No 16 

(LPGN16).  The preamble to the document notes that where developments are 

close to local services, such that people are able to walk or cycle to them or use 

public transport, it may be appropriate for less parking to be provided.  

Furthermore, it is also commented that consideration will be given to the proximity 

of public car parks and that, where people can easily travel by means other than the 

car, reducing the amount of car parking actually enables development land to be 
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used more efficiently. 

 

4.6. The submitted Transport Note has looked at the availability of services, facilities and 

public transport in the locality of the application site in detail and has concluded 

that the location is ideal in order to encourage travel by non-car modes. 

 

4.7. LPGN16 goes on to set out parking standards which it indicates are maximum 

standards, noting that there are no minimum standards.  In relation to the change 

of use of existing buildings, it is commented that such proposals will be treated on 

their own merits with additional parking possibly being required when the proposed 

use generates a greater demand than the previous use. 

 

4.7.1. In this case the previous, permitted, use of Central Buildings is as a nightclub.  

Nightclubs do not fall within any of the established Use Classes.  Nevertheless, a 

comparison can be made with the parking requirements for Class A3, pubs, 

restaurants and cafes, for which LPGN16 requires 1 parking space per 4 m2 of 

public floorspace.  The application premises have a total floorspace of 442 m2, 

assuming that one third of this was not public floorspace, then the parking 

requirement would be approximately 72 parking spaces. 

 

4.7.2. By contrast, in accordance with the LPGN16 standards, 10 x 1 bedroomed 

apartments would require just 15 parking spaces. 

 

4.8. Whilst it may be argued that a nightclub is neither a restaurant or a pub, it is, 

nevertheless, a similar activity with staff delivering a leisure activity involving 

alcohol to a large number of people, often in the evening/night-time periods – a 

nightclub will often be attended by larger numbers of people.  Therefore, it is 

considered that it is reasonable to consider the extant use by reference to the A3 

category, but even if that was not considered to be an entirely accurate comparison, 

it is clear that the parking requirements for a nightclub could be significantly less, 

but still markedly greater than the proposed use.  On the above basis, and in 

accordance with LPGN16 guidance there should be no need to provide parking in 

relation to this element of the application proposals as its parking requirements are 

less than those associated with the existing use and there would not, therefore, be 

any material harm to highway conditions or safety as a result of the proposal 

proceeding. 

 

4.9. A flexible approach to parking requirements in the Town Centre has been accepted 

by the Council in recent years (since the appeal decision relating to Central Buildings 
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referred to at paragrpah 4.2 above), including the following two examples: 

 

4.9.1. P/2014/0116, 32 – 36 Bridge Street – Demolition of nightclub and erection of 

restaurant/take-away and 10 flats.  The Officer report calculated a theoretical 

requirement for 54 parking spaces, but just six were proposed.  The site was identified 

as being within one of the most sustainable locations in the County Borough and, it 

was commented, the provision of parking would actually encourage car use within the 

Town Centre, consequently, permission was granted.  In the pre-application 

consultation the LPA responded by noting that this particular site was within the area 

subject to Policy H13 where Policy recognises that reduced parking standards should 

be considered; the application site is, of course, in the same area and it is, therefore, 

logical that it should be viewed in a similar fashion. 

 

4.9.2. P/2015/0272 – Trinity House, Trinity Street – Conversion of first and second floors to 

21 apartments.  In this case the previous office use was said to have four parking 

spaces, this proposal actually reduced this to three spaces, but permission was 

granted.  Once again, within the pre-application consultation response it was noted 

that the site was considered highly sustainable having regard to its proximity to shops, 

amenities, a large local authority car park and public transport and was approved.   As 

the Transport Note confirms, the application site also meets all of these criteria and 

should, again, be viewed in the same positive fashion. 

 

4.10. The Transport Note reports the results of the 2011 Census in respect of car 

ownership rates within the Offa Ward, where 33% of households do not own a car, this is 

clearly a significant proportion of the population to whom the proposed development 

would potentially appeal.  Different types of dwellings appeal to different people – people 

wanting a house with a garden are unlikely to look at an apartment for example – but it is 

clear that there are substantial numbers of people in Wrexham who not only would like a 

centrally located apartment, but who also do not own a car.   

 

4.11. Reference has previously been made to the Wrexham Town Centre Masterplan.  In 

addressing the objective of introducing additional residential population into the Town 

Centre, para 3.5.12 states: 
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The town centre is a sustainable location and arguments for reduced parking 

requirements can be made.  With close proximity to the bus station which serves as 

a transport hub for the County Borough, close proximity to the railway stations 

which have seen significant growth in usage, and with great accessibility to a full 

range of essential services within walking distance there are excellent opportunities 

to reduce reliance on cars and promote sustainable transport modes thereby 

reducing the car parking requirements. 

 

The Transport Note confirms these observations and also concludes that there is 

justification for permitting the proposed development without any requirement for 

parking.  This is not, of course, what is proposed, but the provision of 19 parking 

spaces to be shared between the 38 apartments is clearly an appropriate reduced 

level of parking in relation to this highly sustainable location where the Council’s 

various policy documents, as highlighted above, specifically acknowledge the 

potential for reduced parking levels. 

 

4.12. Finally, notwithstanding the appeal decision relating to the application site 

itself, consideration has also been given to other appeal decisions where similar 

issues have arisen in the recent past.  There are countless such decisions relating to 

proposals in London, emphasising that the issue is very much one for established 

urban areas, however, the following summary of decisions relates to appeals in 

other towns and cities (full copies of the decisions can be supplied if required).  The 

decisions all relate to the extreme situation where no parking was proposed, but 

these only serve to further emphasise the appropriateness of a scheme involving 

reduced parking levels as is proposed in this case: 

 

4.12.1. Letchworth Garden City (APP/X1925/W/16/3162259) – 18 apartments, no 

parking.  The proposal was in a town centre location with good access to bus 

services and services, a significant number of town centre residents did not 
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own a car, but future residents would not be dependent upon car ownership to 

meet most of their daily needs.  The Inspector concluded that the proposal 

would not have a severely harmful impact on the parking capacity of the area 

and granted permission. 

 

4.12.2. Canterbury (APP/J2210/W/15/3140462) – 10 apartments, no parking.  The 

Inspector concluded that the site was in a sustainable location in terms of 

access to local shops, services and facilities and with access to public transport 

and that these factors substantially reduced the reliance of residents on cars 

and would also discourage driving to the proposal, parking in the locality would 

in effect be self-managed.  The proposal was concluded to be consistent with 

National policy which sought to manage patterns of activity to make the fullest 

use of public transport walking and cycling, facilitating the use of sustainable 

modes of transport. 

 

4.12.3. Wallington (APP/P5870/W/15/3005475 – 8 apartments and a new café and 

restaurant, no parking.  Although the appeal was dismissed for reasons 

unrelated to the parking issue, the Inspector noted a policy requirement for 60 

parking spaces, albeit that this was a maximum figure.  The Council 

acknowledged that the location was good in terms of public transport 

accessibility, but that current stress for parking in the area was moderate to 

high.  The Inspector concluded that there was no reason to conclude that 

residents would park illegally or inconsiderately so as to pose a highway safety 

risk, rather, they would know that there was no parking and this would be likely 

to influence their decision regarding acquisition and choice of transport modes.  

The Inspector concluded that parking was not a reason for refusal. 

 

4.12.4. Brighton (APP/Q1445/A/14/2223461) – 3 apartments and a commercial unit, 

no parking.  Again, the Inspector dismissed the appeal for design related 

reasons, but noted that the site was close to public transport, the marina for 
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entertainment and shops, as well as other facilities in accessible locations.  The 

Inspector concluded that the car free nature of the proposal could be given full 

weight for the benefits it would bring in reducing congestion. 

 

4.12.5. Cambridge (APP/Q0505/A/13/2207016) – 15 apartments, no parking.  The 

Inspector acknowledged that inappropriate car parking could cause 

inconvenience to existing residents, however, the proposal was close to public 

transport and there were secure cycle storage facilities so that the 

development would appeal mostly to non-car owners and the potential for 

harm from inconsiderate parking was minimal.  However, the appeal was 

dismissed for other reasons. 

 

4.12.6. Cambridge (APP/Q0505/A/12/2180931) – 5 apartments, no parking.  The 

Inspector observed that the parking standards were maximum standards, the 

site was close to the City Centre, local shops, facilities and public transport, the 

small size of the flats also meant that car ownership would be lower than 

average.  There were double yellow lines along roads in the vicinity and if 

properly controlled this would prevent inconvenient parking or parking that 

would harm highway safety, therefore, there was no harm from the lack of 

parking. 

 

4.12.7. Brighton (APP/Q1445/A/12/2179615) – Replacement B1 unit and 9 

apartments, no parking.  The Inspector noted that surrounding roads were 

already heavily parked, but concluded that this was acceptable as its residents 

would be likely to favour walking, cycling and public transport which was 

consistent with the Government’s approach to sustainable transport. 

 

4.12.8. Portsmouth (APP/Z1775/A/11/2158278) – 41 apartments with 2 disabled 

parking spaces.  The Inspector concluded that the site was close to services and 

facilities and was next to a street served by frequent bus services and within 
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800 metres of two rail stations and was, therefore, a location where future 

residents should find it convenient not to own a car.  In addition the Inspector 

accepted the Appellants assessment of a need for 18 parking spaces based on 

the low car ownership rates in the locality and with available capacity within 

200 metres of the site, together with the fact that the previous use must have 

generated parking that would also have been off-site, this led to the conclusion 

that parking was not a reason for refusal. 

 

4.13. It is clear from all of the above appeals that the issue of parking in urban 

areas has arisen on numerous occasions previously, but a pragmatic approach has 

been taken by inspectors where sites are sustainably located with opportunities for 

access to facilities etc by means other than the private car – as is the case with the 

application site, as demonstrated by the Transport Note and acknowledged within 

the Wrexham Town Centre Masterplan. 

 

4.14. Having regard to all of the above considerations, it is clear that the 

application site is sustainably located with good access to facilities by non-car 

modes, this is clearly a location where a reduced level of parking is justified.  On this 

basis, no harm arises from the proposal in terms of parking or highway safety 

concerns. 
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5. Design considerations. 

 

5.1. The design considerations relating to this development are considered in two 

separate parts as follows: 

 

Central Buildings 

 

5.2. As noted in the description of the development at the beginning of this Statement, 

there are few external changes that are necessary in order for the building to 

accommodate this proposal, these being limited to the relocation of the access to 

the apartments on Brook Street (so as to make more efficient use of the internal 

space). 

 

5.3. On the Brook Street frontage it is proposed that the existing doorway to the upper 

floors be closed up with a former doorway, immediately to the left, being reopened 

in order to access a new stairway, this minor change will of itself be insignificant, 

but will assist in making more efficient use of the ground floor accommodation. 

 

5.4. Otherwise, it is proposed that the presently painted render at ground floor level 

should be broken up through the use of a combination of slate and stone cladding 

on the Brook Street frontage and painted render on the Bridge Street elevation, all 

of which will assist in lifting the general appearance of the building whilst retaining 

its traditional character on a prominent corner. 

 

5.5. The external appearance of the rear elevation of the property will not be altered, 

the existing access will be retained, providing for access from the apartments to the 

rear courtyard where cycle and bin storage will be provided. 

 

5.6. It is clear, therefore, that, aside from the internal works to create the individual 

apartments, the building lends itself well to the proposed works and can be 
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converted without any significant changes to its appearance. 

 

Bridge Street site 

 

5.7. The site has been vacant since the demolition of the former terraced shops that 

occupied the site.  Hoardings screen the site along the footway edge, but it is clear 

to see that the site is now overgrown and derelict, with the large scale blank 

elevations to buildings to either side and to the rear dominating views across the 

site.  This is a site that detracts from the character of the area and it is clear that it is 

in need of redevelopment. 

 

5.8. Although the buildings to either side of the site are of three storeys, the increased 

floor to ceiling heights within older properties, together with the pitched roof 

construction, means that the proposed four storey building on the application site 

would sit between the ridge and eaves height of Central Buildings, the scale of the 

proposal is, therefore, appropriate to the site, leading up to no 26 Bridge Street 

which is on slightly raised ground. 

 

5.9. The building line on Bridge Street is at the back of the pavement, the new building is 

proposed to be set back behind metal fencing approximately 1.5 metres so as to 

maintain privacy for ground floor residents, but in overall terms this setback would 

be insignificant and, therefore, the development would re-establish the existing 

building line on this side of Bridge Street. 

 

5.10. The detailed design incorporates a service and access ‘tower’ at the southern 

end of the frontage that would be rendered, whilst the main apartment building 

would have as its main facing material red brick to match that of adjacent 

development, however, this would be broken up with rendered panels and juliet 

balconies to give an attractive contemporary appearance. 
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5.11. In overall terms, it is considered that the proposals would result in an 

attractive redevelopment of the application site that would contribute positively to 

the appearance of the Town Centre. 
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6. Flood risk. 

 

6.1. During the course of pre-application consultation, the NRW have raised issues in 

relation to the proposed residential use given that it is categorised as a ‘highly 

vulnerable’ use and is proposed, in part, within an area at risk of flooding.  The NRW 

approach requests that the LPA first consider whether the proposed development is 

one that they would wish to support and at that point the NRW would then 

consider and comment on the flood risk associated with it. 

 

6.2. It is important to put the flood risks in an appropriate context: 

 

6.2.1. A Flood Consequences Assessment is submitted with this application, this 

identifies the ‘problem’ as being limited to Central Buildings, it does not affect 

the part of the site to the rear upon which the new build development is 

proposed.  The Assessment refers to additional modelling undertaken on behalf 

of NRW subsequent to the publication of the Development Advice Map which 

concludes that even Central Buildings would remain dry in a 1 in 100 year, plus 

climate change, flood event, and, although some flooding may be expected in a 

1 in 1000 year flood event, this would place the building outside zone C. 

 

6.2.2. It is important to note that the proposal relates to the proposed use of the 

first and second floors of the building; the existing ground floor uses are 

entirely unaffected, consequently, the proposed use would be well above any 

theoretical flood level that might arise in the 1 in 1000 year event. 

 

6.2.3. It is acknowledged that access and egress from the development is an 

important consideration and the proposed development within Central 

Buildings does have an access at ground floor level from Brook Street which 

could, potentially, be flooded.  However, the submitted plans make clear the 

availability of a second access into the building from the rear which would 
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remain dry in all modelled conditions, consequently, there is no risk of the 

building being ‘cut off’. 

 

6.2.4. In dealing with an existing building, the risk of flooding clearly needs to be 

considered having regard to the risks associated with the current use of the 

building.  The existing use of the upper floors of Central Buildings is as a 

nightclub which should also be viewed as being a highly vulnerable use.  

Consequently, the proposal does not propose an increased flood risk and, 

indeed, the number of people potentially exposed to a flood event within a 

nightclub would be likely to be significantly greater than the population of 10 

single bedroomed apartments. 

 

6.2.5. Finally, it should be noted that the 2011 appeal proposal for student 

accommodation, a similar ‘highly vulnerable’ use, was considered against 

identical National guidance and flooding was not identified as an issue. 

 

6.3. Without prejudice to the above, Section 6 of TAN 15 recognises the need for 

flexibility in considering development proposals within areas of existing 

development that are at risk of flooding.  In considering highly vulnerable 

development within Zone C paragraph 6.2 sets out a series of tests which are 

addressed as follows: 

 

i. Its location within zone C is necessary to assist or be part of a local authority 

regeneration initiative – See paragraphs 3.3.5 and 3.3.6 above, the site is within a 

regeneration area specifically identified within Policy H13 and the Town Centre 

Masterplan encourages the reuse of the upper floors of buildings, together with 

residential use.  The proposal is, therefore, entirely consistent with the LPA’s 

regeneration initiatives for this area. 

 

iii. It concurs with the aims of PPW and meets the definition of previously developed 
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land – Once again, see Section 3 above for analysis of compliance with PPW, the site 

is previously developed land. 

 

iv. The potential consequences of a flood event have been considered and found to 

be acceptable – See, in particular, paragraph 6.2.2 and 6.2.3 above. 

 

6.4. The proposal should, therefore, be viewed as consistent with the flexible approach 

that is set out in relation to the use of buildings within established developed areas. 

 

6.5. For all of the above reasons, the proposed use is one that the LPA should support in 

the circumstances, it is clear that there is no significant risk in association with 

flooding and this should not, therefore, be seen as a reason why planning 

permission should be withheld. 

 

 

 

 

  



19 
Land at Corner of Brook Street & Bridge Street, Wrexham. 
Planning Statement in relation to proposals for 38 no. apartments. 

7. Conclusions 

 

7.1. The case for this application can be summarised as follows: 

 

7.1.1. There is a need for additional housing to be granted, this factor should be 

given “considerable weight” in the determination of the application. 

 

7.1.2. The upper floors of the Central Buildings have been vacant for several years, 

the proposal, therefore, provides a means of finding a new, sustainable, use for 

the vacant accommodation. 

 

7.1.3. The remainder of the site has also been vacant and overgrown for some 

years and would greatly benefit from redevelopment. 

 

7.1.4. The site is in a highly sustainable location where there is every opportunity 

for residents to access services and facilities without the use of the private car.     

In these circumstances it is clear that the proposed development with a 

reduced level of parking is one that should be viewed as acceptable, in line with 

the Council’s own policies and approach to parking. 

 

7.1.5. No part of the development is subject to a level of flood risk that would 

justify the refusal of planning permission. 

 

7.1.6. The proposals will maintain the external appearance of Central Buildings, 

indeed, the renovations proposed will result in its appearance being enhanced. 

 

7.1.7. The appearance of the vacant site on Bridge Street will also be significantly 

enhanced through the construction of an attractive new building of appropriate 

scale in relation to existing properties. 
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7.2. For the above reasons, the application proposal should be granted planning 

permission. 
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2.0  – Objectives 

The purpose of the survey was to assess noise at the proposed development from local noise sources 

such as local public houses/clubs and traffic. The assessment has been done to BS8233 as no industrial 

noise i.e. noise from commercial ventilation, heat pumps and general work noise was not present.  

The site is a proposed conversion works of an existing building into dwellings and a new build 

development on the vacant land to the rear of the building to be converted. 
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3.0  – Site Description 

As can be seen by the below satellite image the development is close to the town centre which houses a 

number of local pubs and clubs and local businesses to the surrounding the building. The general area is 

busy during the day with medium to heavy traffic and pedestrian traffic.  

The general construction of the building appears to be a cavity wall although it is not known if this has 

been insulated or not. The windows on the elevation facing the main road is double glazed.  

During the night time measurement noise was generally from music from the night clubs. Noise from 

the main road could also be heard as people walked about from pub to pub. 

Pictures of the development and a satellite image outlining the local area are below: 
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As can be seen in the above image, the building high lighted in red is the building to be developed into 

dwelling flats and the area highlighted in yellow shows the area to be developed to create new 

dwellings. 
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4.0  – Microphone Position 

The microphone was placed around the development both internally and externally. All 

readings the microphone was placed at least 3m away from any surface to avoid noise 

reflection. 

The following measurements were taken: 

Measurement Time Location Ref Reading Reference Duration 

08/06/2018 
11:30 

M5 External 180608-0001l 1 Hour 

08/06/2018 
12:40 

M6 External 180608-0002l 1 Hour 

08/06/2018 
13:50 

M4 External 180608-0003l 1 Hour 

08/06/2018 
15:00 

M3 External 180608-0004l 1 Hour 

16/06/2018 
18:30 

M6 External 180616-0001j 1 Hour 

16/06/2018 
19:40 

M1 Internal 180616-0002j 1 Hour 

16/06/2018 
20:45 

M8 Internal 180616-0003j 1 Hour 

16/06/2018 
21:59 

M7 External 180616-0004j 30 Min 

16/06/2018 
23:50 

M1 Internal 180616-0006j 30 Min 

17/06/2018 
00:52 

M2 Internal 180617-0001j 30 Min 

17/06/2018 
01:30 

M8 Internal – Top 
Floor 

180617-0002j 30 Min 

17/06/2018 
02:09 

M7 External 180617-0003j 30 Min 

17/06/2018 
02:44 

M6 External 180617-0004j 30 Min 

17/06/2018 
03:15 

M4 External 180617-0005j 30 Min 

17/06/2018 
03:47 

M3 External 180617-0006j 30 Min 
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The locations are marked below on a site plan: 
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5.0  – Weather Conditions 

Dry and warm with Light Winds.                                  

                                                            Before Measurements                     After Measurements 
Wind speed:                                               5mph                                                  3mph 
Humidity:                                                    64%                                                        64% 
Temperature:                                             18*C                                                       14*C 
Barometric pressure:                             100.6pa                                                 100.6pa 
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6.0  – Recommendations 

The noise levels are as follows: 

 

As can be seen by the measurements, the noise levels would be far in access of the BS8233 

standards. 

For the purpose of the calculations the existing façade of the existing building is assumed to 

achieve a 30dB Reduction. 

During the night time noise levels are more prominent from the bar in the basement and the 

building and next door. The noise appears to be coming through the existing separating 

elements between the buildings. 

The building is currently bare brick inside with double glazing windows which are not fully 

sealed reducing the noise reduction achievable. 

 

 

 



Page 10 of 19 
 

 

The guidelines of BS8233:2014 which states the following: 

 

The glazing specification would need to be upgraded as I believe the windows are currently 

standard specification of an unknown age with standard open trickle vents. The windows on 

both side elevations and the front elevation will require an Rw of at least 36dB to ensure that 

internal noise limits are acceptable during the night time periods.  

However mechanical ventilation to the flats will be required as if the windows are opened this 

would drastically reduce the noise reduction of the windows and cause the noise to be in 

excess of the BS8233 standards for night time noise levels. 

Glazing specification   

Windows are to achieve a minimum of 35dB Rw such as the http://www.pilkington.com/en-

gb/uk/products/product-categories/noise-control/pilkington-optiphon#brochures . This glass is 

8 – 16 – 9.1 glass which will provide the following: 

Sound reduction index (dB) 

Octaveband Centre Frequency (Hz)  
Rw 

125 250 500 1000 2000 4000 

24 29 41 47 47 55 36 

 

Further to the glazing, it would be recommended to install acoustic plasterboard to the 

external walls to help further reduce noise break-in through the walls. 

The separating walls and floors in the existing building would also need to be upgraded to a 

achieve a minimum of 60dB to ensure that noise levels from the bar in the basement and the 

club to the side are reduced as much as possible. 

  

http://www.pilkington.com/en-gb/uk/products/product-categories/noise-control/pilkington-optiphon#brochures
http://www.pilkington.com/en-gb/uk/products/product-categories/noise-control/pilkington-optiphon#brochures
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Floor Upgrade suggestion: 

A complex build up and construction of the floor will be required to help mitigate the noise on 

the first floor from the take-away restaurant below and bar in the basement of the building. 

It would be recommended to install the following on the first floor of the building separating 

the take-away restaurant below. 

EXISTING FLOOR 

18mm Cement impregnated Chipboard 

JCW acoustic cradle system  

70mm Battens with 100mm Rockwool RWA45 between  

Cellecta Screedboard 28 covering  

Please note that a 5mm gap must be left between all of the above and the existing walls of the 

building and sealed with acoustic sealant. This will ensure that no low frequency transfer can 

happen between the existing structure and the new floor of the building. 

The JWC cradle system will reduce low frequency sound by 40dB. 

With the remaining upgrade it would be estimated that the low frequency transfer would be 

minimum 50-60dB reduction. 

External Wall Upgrades 

All external walls will need have separation from the internal finish to the external wall. 

It would be recommended to install a 70mm stud wall on the inside of the building on the first 

and second floors. 

This stud will should be acoustically separated from the structure of the building by leaving a 

15mm Clear cavity from the existing external wall structure. On the first floor of the building, 

this stud wall should be built onto the new floating floor system so that the wall is separated 

from the existing structure to avoid the low frequency sound transfer from the floor to the new 

internal wall. 

 

For the new building, it would be recommended to insulate the external walls of the building 

with a dense mineral wool insulation to improve the sound reduction of the external walls. 

However, this may mean having a bigger cavity wall to be able to achieve the required U Values 

for Part L of the building regulations. 
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The noise monitoring undertaken reveals that Central Buildings currently experiences internal 

noise levels from the street and immediately adjacent activities that result in the internal noise 

level being above the standards required within BS8233.  However, the building is presently 

largely uninsulated from the various noise sources and, therefore, this is not particularly 

surprising.  A series of relatively standard insulation measures, as detailed in this report, 

incorporated into the conversion will readily achieve the required noise levels for residential 

accommodation set out in BS8233.  Consequently, subject to a condition requiring the specified 

works to be incorporated into the development, there is no noise related reason why this 

development should not proceed.  
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7.0  – On Site Microphone Calibration 

 

Microphone calibration:                       114.0 dB                                               113.9dB    = Drift of -0.1dB 

(The drift value is within acceptable limits of +/-0.3dB) 
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8.0  – Results 

Time Reading – LAeq dB Location Ref 

08/06/2018 
11:30 

67.1dB ~ 67dB M5 External 

08/06/2018 
12:40 

67.5dB ~ 68dB M2 External 

08/06/2018 
13:50 

67.4dB ~ 67dB M4 External 

08/06/2018 
15:00 

73.9dB ~ 74dB M3 External 

16/06/2018 
18:30 

59.6dB ~ 60dB M6 External 

16/06/2018 
19:40 

45.7dB ~ 46dB M1 Internal 

16/06/2018 
20:45 

42.7.6dB ~ 43dB M8 Internal 

16/06/2018 
21:59 

57.2dB ~ 57dB M7 External 
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16/06/2018 
23:50 

45.1dB ~ 45dB M1 Internal 

17/06/2018 
00:52 

44.3dB ~ 44dB M2 Internal 

17/06/2018 
01:30 

43.9dB ~ 44dB M8 Internal – Top Floor 

17/06/2018 
02:09 

56.7dB ~ 57dB M7 External 

17/06/2018 
02:44 

59.2dB ~ 59dB M6 External 

17/06/2018 
03:15 

57.5dB ~ 58dB M4 External 

17/06/2018 
03:47 

55.4dB ~ 55dB M3 External 

 

 

 

 

9.0  – Technical Appendix 

             

 
Class 1 Microphone: Norsonic 140 SLM          
Calibrator: Norsonic 1251                                  

  

SITE DATA: 

Please see attached sheets sent with this document. 
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1 INTRODUCTION  

1.1 Preamble 

1.1.1 Croft have been instructed by Lingar Properties to advise on the traffic and 

transportation issues relating to a potential residential development on two parcels of 

land off Bridge Street in Wrexham.  

1.1.2 While a planning application may be forthcoming in the future, the purpose of this report 

is to provide initial advice and set out the key issues that will need to be addressed prior 

to an application coming forward. 

1.1.3 Due to the location of the site close to Wrexham town centre and its services and 

facilities, the site would be well placed to deliver much needed sustainable housing in 

close proximity of the town centre, which is well integrated, with good access to local 

facilities and jobs. 

1.2 Structure of Report 

1.2.1 Following this introduction, Section 2 of the Report will detail the existing site 

conditions, describe the adjacent highway and present the findings of the site visit. 

1.2.2 Section 3 will briefly consider relevant national policy. 

1.2.3 Section 4 will consider the accessibility of the site by non-car modes, including walking, 

cycling and public transport.  

1.2.4 Section 5 will consider the trip generation and potential traffic impact of any proposals 

on the local highway network.  

1.2.5 Section 6 will briefly refer to maximising sustainable travel through Travel Planning 

measures and Section 7 will draw together the Report’s findings and conclusions.    
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2 EXISTING CONDITIONS 

2.1 Introduction 

2.1.1 This section of the report describes the existing site, details the surrounding highway 

network in the vicinity and reports on the site visit undertaken. 

2.2 Site Location 

2.2.1 The two land parcels are located on the corner of the Bridge Street/Brook Street junction 

on the edge of Wrexham town centre, as identified in Figure 2.1 below, while Plan 1 

shows the sites in relation to the surrounding local area. 

 

Figure 2.1 – Location of Land Parcels 

2.2.2 As indicated above, the red line (Site 1) identifies an existing property referred to Central 

Buildings, while the blue line (Site 2) indicates additional land that may also become 

available for development. 
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2.3 Existing Site Information 

Site 1 

2.3.1 At present, the ground floor/basement of Site 1 is used for bar and restaurant takeaway 

uses, while the two upper floors are vacant and have potential to be developed for 

residential purposes. It is understood that these floors could accommodate up to 10 

private apartments, likely to be promoted as ‘car free’.  

Site 2 

2.3.2 The land associated with Site 2 extends to approximately 0.14 hectares (0.36 acres) and 

is undeveloped but is currently being promoted by the Council, who own the land. It is 

understood that the likely land use would be residential in the form of potentially 32 

private apartments, with potential to provide a reduced parking provision, which would 

need to be justified. 

2.4 Relevant Planning History 

2.4.1 It is understood that the smaller site (Site 1) has been the subject of a previous planning 

application (App Ref No. P/2010/1052), dated December 2010 which was refused by 

notice in June 2011. The applicant lodged an Appeal. 

2.4.2 The Appeal was dismissed due to the lack of a suitable planning obligation, although the 

Inspector’s response includes reference to car parking where he states “I consider the 

main issue in this case to be whether the proposals would be likely to create on-street 

parking problems”. 
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2.4.3 It should also be noted however, that the associated planning obligation referred to 

mitigating the shortfall in car parking provision and these monies were related to UDP 

policy T8 which refers to measures to assist public transport or walking and cycling as 

appropriate, where implementation difficulties arise in making parking provision on site 

or nearby. 

2.4.4 It is understood that there has been no previous planning history on the larger site (Site 

2). 

2.5 Local Highway Network 

2.5.1 The A5152 Bridge Street runs in a broadly north-east to south-west alignment and forms 

the site’s south-eastern boundary. In the vicinity of the site, it has a varying carriageway 

width of between approximately 6.6 metres and 7 metres but widens out to around 9.5 

metres closer to the site boundary, on the approach to the junction with Brook Street to 

provide two lanes for northbound traffic at the signals. 

2.5.2 Brook Street benefits from good standard footways of around 3 metres on both sides 

and has street lighting. It is noted that it is also subject to Traffic Regulation Orders 

(TRO’s) in the form of double yellow lines, to prevent parking at any time. 

2.5.3 To the south, the A5152 links to the A483 at Junction 3 or alternatively the A525 connects 

the site to the A483 at Junction 4 and beyond that to the A55, meaning the site is well 

located in terms of its connections to the local and wider road networks. Access to the 

wider motorway network is also provided via the A55 to the M56 and M53. 

2.6 Site Visit 

2.6.1 In order to establish the existing conditions around the site, a site visit was undertaken 

on Monday 19th March 2018. 
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2.6.2 The site visit included a walk around the area paying attention to pedestrian facilities, 

bus stop infrastructure, parking restrictions and the availability of on-street parking. 

2.6.3 A series of photographs taken on site are contained within Appendix 1. 

2.6.4 There is an existing loading bay adjacent to Site 1 (Central Building) on Brook Street, as 

identified in Figure 2.1 below. 

 

Figure 2.2 – Location of Existing Loading Bay on Brook Street 

2.6.5 The loading bay was not used during the site visit, but it is likely that it is used on an ad-

hoc basis by numerous commercial premises in the area. It is also noted that the both 

Bridge Street and Brook Street are subject to parking restrictions, which prevent any 

parking or loading as shown in Figure 2.3 below. 



Page 6   

Proposed Residential Development - Bridge Street | Wrexham 

Transport Advice Note - April 2018 

 

  

 

Figure 2.3 – Parking Restriction Notice on Bridge Street 

2.6.6 As shown above, the current restrictions on Bridge Street prevent any loading between 

the signage and the signal junction but permits some loading in the other direction with 

the exception of between 8.00 am to 9.00 am or between 4.30 pm and 5.30 pm. 

2.6.7 It is also noted that the both Bridge Street and Brook Street benefit from a number of 

free parking bays, as shown in Figure 2.4 below. 
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Figure 2.3 – Parking Restriction Notice on Bridge Street 

2.6.8 As can be seen above, the parking bays are subject to certain regulations and limits the 

maximum parking duration to 30 minutes between 8.00 am and 6.00 pm Monday to 

Saturday.  

2.6.9 It should be noted that during the site visit, there were a substantial number of parking 

spaces available in the bays along Bridge Street and Brook Street, as demonstrated in 

the site photographs contained within Appendix 1.  

2.6.10 Additional on-street parking bays are provided on Brewery Place, located approximately 

120 metres to the west of the Bridge Street/Brook Street signal junction. Again, 

observations on-site show that parking bays were readily available. 
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2.7 Summary 

2.7.1 On site observations showed that numerous spaces remained available for use, during 

the site visit. 
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3 CONSIDERATION OF PLANNING POLICY 

3.1 Introduction 

3.1.1 The national policy presented in this document focuses on the Planning Policy Wales 

(PPW) document (Edition 9, 2016) and sets out the Welsh Government’s   planning 

policies for achieving sustainable development.  

3.1.2 National Planning Policy contained with Planning Policy Wales will also be reviewed 

along with Transport Advice Note 18 (TAN 18) - Transport.  

3.1.3 This section will briefly outline the pertinent policies relating to the proposed 

development. 

3.2 National Policy 

Planning Policy Wales  

3.2.1 The PPW sets out the planning policies on the delivery of sustainable development 

through the planning system. With regard to transport policy it aims to extend choice in 

transport and secure accessibility in a way which supports sustainable development and 

helps to tackle the causes of climate change. 

3.2.2 Within the Transport chapter of the PPW it states that land-use planning can help 

achieve the Welsh Government’s objectives for transport through the following; 

• Reducing the need to travel, especially by private car, by locating development 

where there is good access by public transport, walking and cycling; 

• Locating development near other related uses to encourage multi-purpose trips to 

reduce the length of journeys; 

• Improving accessibility by walking, cycling and public transport; 
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• Ensuring that transport is accessible to all, taking into account the needs of disabled 

and other less mobile people; 

• Promoting walking and cycling; 

• Supporting the provision of high quality public transport; 

• Supporting traffic management measures; 

• Promoting sustainable transport options for freight and commerce; 

• Supporting sustainable travel options in rural areas; 

• Supporting necessary infrastructure improvements; and  

• Ensuring that, as far as possible, transport infrastructure does not contribute to land 

take, urban sprawl or neighbourhood severance.  

3.2.3 As will be demonstrated in Section 4, the site is highly accessible by non-car modes and 

as such, will comply with the aims of national planning policy. 

Transport Advice Note 18 (TAN 18) - Transport  

3.2.4 The ‘TAN 18 Transport’ document which was published in March 2007 provides transport 

guidance on how the objectives of the PPW should be achieved.  

3.2.5 In terms of guidance specifically related to the proposed development, it states that; 

“Some car free housing development may be appropriate in locations with good walking, 

cycling and public transport links and in areas where parking is controlled. On-site cycle and 

parking provision for those with disabilities will be required if such on-street parking cannot 

be provided”. 
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3.2.6 It goes on to say that “It is essential that, prior to occupation, the future residents should 

be made aware of the car free status of the development”. 

3.2.7 The proposed 10 apartment scheme will be marketed and promoted as ‘car-free’ so 

potential residents will be aware of there being no parking prior to them considering 

purchasing a property. 

3.3 Planning Policy Summary 

3.3.1 The proposed development accords with national policy for the following reasons: 

• The site is located in close proximity to existing public transport infrastructure 

which will facilitate non-car travel to and from the proposed development.   

 

• A Travel Plan could also be provided as part of the proposed development to 

encourage sustainable transport and allow the use of sustainable modes to be 

maximised.  

3.3.2 In conclusion, it is considered that the proposals conform to national planning policy in 

Wales and will assist in delivering the policies contained within.   
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4 ACCESSIBILITY BY NON-CAR MODES 

4.1 Introduction  

4.1.1 The accessibility of the potential development sites has been considered by the following 

modes of transport: 

• Accessibility on foot. 

• Accessibility by cycle. 

• Accessibility by bus. 

• Accessibility by rail. 

4.2 Accessibility on Foot 

4.2.1 Bridge Street benefits from footways of around 4 metres in width on each side. These 

footways provide pedestrian links throughout Wrexham and provide direct linkages to 

the nearby day to day amenities within the town centre. Similarly, Brook Street has good 

standard footways and the Bridge Street/Brook Street signalised junction has pedestrian 

crossing facilities on all arms, thus assisting the safe movement of pedestrians in the 

area. 

4.2.2 The CIHT document ‘Planning for Walking’ from 2015 states, in paragraph 2.1, that in 

2012 that 79% of all journeys made in the UK of less than a mile (1.6 kilometres) are 

carried out on foot. Within the Institution of Highways and Transportation (IHT) 

document, entitled “Guidelines for Providing for Journeys on Foot”, Table 2.2 suggests 

distances for desirable, acceptable and preferred maximum walks to ‘town centres’, 

‘commuting/schools’ and ‘elsewhere’.   
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4.2.3 The ‘preferred maximum’ distances are shown below in Table 3.1. 

Suggested Preferred Maximum Walk 

Town Centre Commuting/School Elsewhere 

800m 2,000m 1,200m 

Table 3.1 – IHT ‘Providing for Journeys on Foot’ Walk Distances 

4.2.4 Reference to the 2,000 metre walk distance is also made in the now superseded Planning 

Policy Guidance (PPG) Note 13 which advised that ‘walking is the most important mode 

of travel at the local level and offers the greatest potential to replace short car trips, 

particularly under 2km’. 

4.2.5 Manual for Streets (MfS) continues the theme of the acceptability of the 2,000 metre 

distance in paragraph 4.4.1.  This states that ‘walkable neighbourhoods are typically 

characterised by having a range of facilities within 10 minutes’ (up to about 800m) walking 

distance of residential areas which residents may access comfortably on foot. However, this 

is not an upper limit and PPS13 states that walking offers the greatest potential to replace 

short car trips, particularly those under 2 km’. 
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4.2.6 Table 3.2 below summarises this guidance in tabular form. 

‘Comfortable' 

Walk 

‘Preferred 

Maximum’ Walk 

800m 2,000m 

Table 3.2 – Manual for Streets Walk Distances 

4.2.7 More specific guidance on the distances that children will walk to school is found in the 

July 2014 document published by the Department for Education (DfE) entitled ‘Home to 

School Travel and Transport’ statutory guidance document.  This suggests that the 

maximum walking distance to schools is 2 miles (3.2 kilometres) for children under 8 and 

3 miles (4.8 kilometres) for children over the age of 8.  This is summarised below in Table 

3.3. 

Children under 8 

Walk Distance 

Children over 8 

Walk Distance 

3,200m 4,800m 

Table 3.3 – DfE Walk Distances to Schools 

4.2.8 Further evidence that people will walk further than the suggested ‘preferred maximum’ 

distances in the IHT ‘Providing for Journeys on Foot’ is contained in a WYG Report 

entitled ‘Accessibility – How Far do People Walk and Cycle’.  This report refers to National 

Travel Survey (NTS) data for the UK as a whole, excluding London, that the 85th 

percentile walk distance for: 

• All journey purposes – 1,930 metres. 

• Commuting – 2, 400 metres. 
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• Shopping – 1,600 metres. 

• Education – 3,200 or 4,800 metres. 

• Personal business – 1,600 metres. 

4.2.9 Overall, in Table 5.1, the document states that 1,950 square metres is the 85th percentile 

distance for walking as the main mode of travel.  Table 3.4 below summarises the various 

85th percentile walk distances suggested as guidelines in the WYG Study. 

85th Percentile Walk Distances 
Overall 

Recomme

nded 

Preferred 

Max 

All 

Journeys 
Commuting Shopping Education Personal 

1,950m 2,100m 1,600m 3,200/4,800m 1,600m 1,950m 

Table 3.4 – WYG Report/NTS Data Walk Distances 

4.2.10 In summary, it is considered that the distance of 1,950 metres, or around 2 kilometres, 

represents an acceptable maximum walking distance for the majority of land uses 

although clearly the DfE guidance for walking to school is up to 3.2 kilometres. 

4.2.11 Section 3.1 of the CIHT guidance ‘Planning for Walking’ mentioned earlier in this report 

provides a useful reminder of the health benefits of walking.  This states that: 

‘A brisk 20 minute walk each day could be enough to reduce an individual’s risk of an early 

death’. 

4.2.12 A 20 minute walk equates to a walking distance of around 1,600 metres.  
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4.2.13 In light of the above review, a pedestrian catchment of 2 kilometres from the centre of 

the site, using all available pedestrian routes, has been prepared and is shown in Plan 2 

and provides an illustrative indication of the areas that can be reached based on a 

leisurely walk from the site.   

4.2.14 In addition, to the pedestrian catchment plan, a review of the proximity of local facilities 

has been undertaken and the location of these is also shown in Plan 2.  

4.2.15 The 2,000 metre pedestrian catchment illustrates that the majority of Wrexham can be 

accessed along various amenities such as a Bowling Green Public House, Parciau 

Bellevue Park, McDonald’s, ASDA, Argos, Maplin, Tesco Extra, Eagles Meadow 

Shopping Centre and Wrexham University. 

4.2.16 Table 3.5 below, shows the walking distance from the centre of the site to the local 

amenities in the vicinity of the site.  The table also confirms whether or not the particular 

amenity is within the ‘preferred maximum’ walk distances using the above guideline 

criteria: 
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Local Amenity  Distance 
Guidance 

Criteria 
Meets with 
Guidance? 

Bowling Green Public House 270m 1,600m YES 

Parciau Bellevue Park 320m 1,600m YES 

McDonald’s 330m 1,600m YES 

ASDA 390m 1,600m YES 

Argos 450m 1,600m YES 

Maplin 460m 1,600m YES 

Tesco Extra 500m 1,600m YES 

Eagles Meadow Shopping Centre 620m 1,600m YES 

Wrexham University 1,280m 3,200m YES 

Table 3.5 - Distance from Site to Local Facilities  

4.2.17 As can be seen in the above table, the site is located within close proximity to a number 

of local amenities including primary services, as well as leisure facilities. 

4.2.18 All of the day to day amenities are well within the ‘preferred maximum’ walk distances 

described earlier in this section and indeed many, including the nearest food stores and 

University lie well within these distance criteria. 

4.2.19 It is therefore considered that the existing pedestrian infrastructure will facilitate safe 

and direct pedestrian linkages between the site and local destinations. 

4.3 Access by Cycle 

4.3.1 An alternative mode of travel to the site could be achieved by bicycle.  
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4.3.2 A distance of 5 kilometres is generally accepted as a distance where cycling has the 

potential to replace short car journeys. This distance equates to a journey of around 25 

minutes based on a leisurely cycle speed of 12 kilometres per hour and would encompass 

New Broughton, Rhostyllen, Pentre Broughton and Gresford. 

4.3.3 While there are no formal cycle routes in the vicinity, the surrounding area is relatively 

flat and therefore conducive to trips by cycle. 

4.3.4 The site can therefore be considered as being accessible by cycle. 

4.4 Access by Bus 

4.4.1 The nearest bus stops to the site are located to the west of the site on Brook Street with 

an approximate walking distance of just 50 metres consisting of a bus shelter, bus stop 

pole with passing services shown and a bus service timetable. All the nearest bus stops 

to the site are shown on Plan 2.  A summary of the services available from the nearest 

bus stops from the development site is provided in Table 3.6 below. 

Table 3.6 - Existing Bus Services Operating Past the Site 

4.4.2 While these services may be limited, it is worth noting that bus service C56 travels to 

Wrexham bus station in around 2 minutes, where a much wider range of services can be 

accessed. 

Service 

No 
Route 

Monday – Friday 
Frequency per hour 

Sat Sun 
AM 

Peak 
Midday 

PM 

Peak 
Eve 

C56 Wrexham - Chester 0 1 0 0 0.5 0 
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4.4.3 Furthermore, the potential to simply walk to Wrexham bus station also exists as it is only 

around 470 metres from the site, which equates to a walk of just over 5 minutes. 

4.4.4 A summary of the services available from Wrexham bus station is provided in Table 3.7 

below 

Table 3.7 - Existing Bus Services Operating Past the Site 

4.4.5 As can be seen above, the bus station provides a wider selection of destinations with 

good or high frequencies, providing residents at the development with a choice about 

how they travel. 

4.4.6 In order to further demonstrate the level of accessibility some example journey times by 

bus are presented below Table 3.7 below. 

 

Service 

No 
Route 

Monday – Friday 
Frequency per hour 

Sat Sun 
AM 

Peak 
Midday 

PM 

Peak 
Eve 

1 Wrexham - Chester 5 6 6 2 5 2 

2c Wrexham - Oswestry 2 2 2 0 2 0 

10 Wrexham - Minera 1 1 1 0 1 0 

32 Wrexham - Wrexham 2 2 4 0 2 0.5 

41 
Wrexham – Redwither 

Tower 
1 1 1 0 1 0 
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Destination Duration  

Minera 25 minutes 

Chester 29 minutes 

Table 3.8 - Example Bus Journey Times from the Site 

4.4.7 The above table demonstrates that Chester is just a 25-minute bus journey from the site 

and a bus journey to Chester takes less than half an hour. 

4.4.8 It is therefore concluded that the site is accessible by bus. 

4.5 Accessibility by Rail 

4.5.1 The most accessible train station to the site is Wrexham Central which is situated 

approximately 380 metres away from the site. This train station is managed by Arriva 

Trains Wales and has 1 platform, offering 1 service per hour to destinations such as 

Buckley, Shotton and Bidston. 

4.5.2 It is also worth noting that Wrexham General train station is located approximately 920 

metres from the site. This train station is also managed by Arriva Trains Wales and has 4 

platforms, offering 4 services per hour to destinations such as Holyhead, Cardiff Central 

and Birmingham International. 

4.5.3 This provides opportunities for commuting/leisure opportunities from the site via rail. 

4.6 Accessibility Summary 

4.6.1 The potential development site (Sites 1 and 2) have been considered in terms of 

accessibility by non-car modes. 
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4.6.2 The following conclusions can be drawn from this section of the Report: 

• The sites are accessible on foot with good standard footways and pedestrian 

infrastructure such as the controlled crossing at the Bridge Street/Brook Street 

junction. 

• The area is relatively flat meaning there are also good opportunities for cycling, 

either as a main mode of travel or as part of a multi-modal trip with rail. 

• The services from Wrexham bus station, travelling to Minera, Chester and 

Oswestry shows that the site development can be accessed by bus. 

• The site is accessible via rail with Wrexham General and Wrexham Central both 

located within walking distance. 

4.6.3 It is considered the site is highly accessible by non-car modes which will assist in the 

justification for no or reduced car parking on site. 
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5 POTENTIAL DEVELOPMENT AND TRAFFIC IMPACT 

5.1 Introduction 

5.1.1 This section of the note will consider the potential developments on the two sites 

including trip generation, car parking and access. 

5.1.2 It is understood that there is potential to develop the two sites as follows; 

• Site 1 – private apartments - 10 units - no parking; and 

• Site 2 - private apartments with reduced parking provision. 

5.2 Potential Development 

5.2.1 As previously stated, there is potential to develop both land parcels for residential 

purposes. 

5.2.2 This section of the report will consider the potential development of Site 1 for 10 private 

apartmants and up to 32 private apartments on Site 2. 

5.2.3 In order to establish the number of trips which the potential developments are forecast 

to generate the TRICS database has been used for the ‘Residential – Private Apartments’ 

range of sites. The assessment was based on the following parameters: 

• Range between 0 and 215 dwellings; 

• Monday to Friday surveys; and 

• Greater London and Eire sites excluded. 

 

5.2.4 The full TRICS output are contained within Appendix 2.   
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Site 1 

5.2.5 The peak hour trip rates and forecast trip generation based on the provision of 10 private 

apartments are summarised within Table 4.1. 

        Table 4.1 - Forecast Trip Generation of Private Apartments Development 

5.2.6 As demonstrated above, based on the information contained within the TRICS database, 

the impact of the provision of 10 private apartments would be minimal in the AM and PM 

peak hours. 

Site 2 

5.2.7 The peak hour trip rates and forecast trip generation based on the provision of up to 32 

private apartments are summarised within Table 4.2. 

 

 

 

 

Peak Period 

Trip Rate (per unit) Number of Trips 

Arr Dep Arr Dep 

AM Peak Hour 0.06 0.20 1 2 

PM Peak Hour 0.20 0.10 2 1 
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        Table 4.2 - Forecast Trip Generation of Private Apartments Development 

5.2.8 As demonstrated above, based on the information contained within the TRICS database, 

the provision of up to 32 private apartments would result in approximately 8 two-way 

trips in the AM peak and around 9 two-way trips in the peak hour.  

5.2.9 In light of the above, it is considered that both of the above schemes could be 

accommodated onto the local highway network and would not have a material impact. 

5.3 Car Parking 

5.3.1 As the potential apartments on Site 1 would not provide any car parking the Transport 

Statement would need to justify why a ‘car-free’ development should be deemed 

acceptable.  

5.3.2 While the larger site, Site 2 will provide some parking, this is likely to be at a reduced rate 

of potentially 22 spaces and so will also need to be justified. 

5.3.3 The justification would take two forms one relating to the sites sustainable accessibility 

credentials and the other by referring to the national statistics for the area in relation to 

car ownership.  

Peak Period 

Trip Rate (per unit) Number of Trips 

Arr Dep Arr Dep 

AM Peak Hour 0.06 0.20 2 6 

PM Peak Hour 0.20 0.10 6 3 
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5.3.4 In order to consider the parking situation, a review of the car ownership statistics has 

been undertaken using the 2011 Census data for Offa, the ward the site is located in.  

5.3.5 A summary of the car availability levels for the Offa ward are summarised in Table 4.2 

below, while the data is contained within Appendix 3: 

2011 Census Data Offa Ward 

No cars/vans in household 33% 

1 car/van in household 43% 

2 cars/vans in household 19% 

3 cars/vans in household 4% 

>4 cars/vans in household 1% 

Total 100% 

            Table 4.2 - Car Ownership Data (2011 Census) 

5.3.6 As can be seen above, the current car ownership statistics show that at present, 

approximately 33% of households do not own a car, while 43% of households only have 

one vehicle.  

5.3.7 Households with 2 cars account for 19% of car ownership and 4% of households have 3 

cars. Households with 4 or more vehicles equates to just 1%. 

5.3.8 As such, if occupation of the apartments at the proposed development site were to 

follow the trends already established in the Offa ward, then it is not considered that 

potential occupiers of the dwellings would be multi-vehicle owners, and are much more 

likely to have one or no vehicles.  
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5.3.9 On this basis, it is considered that the provision of zero or reduced parking is considered 

to be sufficient, particularly, given the site’s excellent accessibility credentials and close 

proximity to local services and facilities, as well as being close to existing public car parks 

and on-street parking bays. 

5.3.10 The above Census statistics clearly shows that there is a significant market for 

accommodation in Wrexham occupied by people without cars and with regard to Site 2, 

which would have a reduced provision, there would be just as much demand for 

properties, as combined (no car or one car) equates to around 76%. 

5.3.11 To further address the car parking shortfall, Croft would recommend the provision of 

100% cycle parking, to encourage and facilitate sustainable travel and a Travel Plan so 

that the use of sustainable modes can be maximised. 

5.3.12 There is also potential to introduce a Residents Parking Scheme on some of the 

surrounding roads, but this would need to discussed fully with the local authority.  

5.4 Vehicular Access 

5.4.1 The length of Bridge Street running adjacent to the site benefits from good visibility in 

both directions. 

5.4.2 It is considered that while there will be no vehicular access into Site 1, Site 2 has potential 

to be accessed directly from Bridge Street, via a simple priority junction. 

5.4.3 Croft recommend that this be investigated further and discussed with highways officers 

at the Council, should the development of Site 2 be progressed. 

5.5 Summary 

5.5.1 This section of the Report has considered the impact of the potential developments in 

transport terms.   
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5.5.2 The TRICS assessment has demonstrated that the both potential sites would not have a 

material traffic impact and could be accommodated onto the local highway network, 

without giving rise to any highway issues. 

5.5.3 The evidence shows that there would be a high demand for accommodation without car 

parking (based on 33% of residents not owning a car) and furthermore, given that when 

combined, the number of people not owning a car or only owning one vehicle (43%) is 

76%, it is clear that development of a ‘car-free’ or reduced parking nature would be 

attractive to a large number of prospective buyers. 

5.5.4 It can be concluded that the two sites could potentially be developed for residential 

purposes. 
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6 PROMOTING SMARTER CHOICES VIA TRAVEL PLANS 

6.1 Introduction 

6.1.1 The impact of any development can be mitigated by the implementation of Travel Plan 

measures to reduce reliance on the private car and assist in delivering highly sustainable 

development. The preparation and adoption of a Travel Plan is an important element of 

managing the demand for travel to all modern developments.   

6.2 Travel Planning Guidance 

6.2.1 The Department for Transport (DfT) have produced guidance on the preparation of 

Travel Plans.  The document, entitled ‘Good Practice Guidelines: Delivering Travel Plans 

through the Planning Process’ was published in August 2009. 

6.2.2 The document sets out an overview of the process and delivery of Travel Plans and states 

that “A Travel Plan is a long-term management strategy for an occupier or site that seeks 

to deliver sustainable transport objectives through positive action and is articulated in a 

document that is regularly reviewed.” 

6.2.3 Further guidance relating specifically to residential Travel Plans is presented in the DfT 

document entitled “Making Residential Travel Plans Work” published in June 2007.  

6.2.4 The document states that: 

“Travel Planning is one of a range of measures known as smarter choices which have been 

found to be effective on reducing traffic and improving accessibility in residential areas”. 

6.2.5 A Residential Travel Plan is a package of measures designed to reduce car use originating 

from new housing by supporting alternative forms of transport and reducing the need to 

travel in the first place.  
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6.2.6 They are an important tool to help deliver accessible, sustainable communities and offer 

clear benefits to all the parties involved – public, private and the community. They 

involve meeting the access needs of residents in a new way and require partnerships 

between developers, local authorities, local communities and new residents. 

6.2.7 The objective of a Residential Travel Plan is the delivery of the objectives of the NPPF, 

i.e. to encourage residents to travel to work by bus, on foot and by bicycle.   

6.2.8 However, the principle measure will consist of a Residents Travel Pack containing 

relevant material to promote non-car modes of travel and the provision of certain 

physical measures. The Travel Pack will contain information to inform residents of the 

existing long-term strategy for reducing the dependence of residents and visitors on 

travel by private car. 

6.2.9 Section 4 has demonstrated that the site already benefits from excellent non-car 

accessibility and it should, therefore, be expected that the adoption of a Travel Plan 

would be particularly effective. 

6.3 Summary 

6.3.1 Croft would recommend that any planning application be accompanied by a Framework 

Residential Travel Plan which outlines physical and management measures that will be 

implemented to achieve this objective and allow the use of sustainable modes to be 

maximised. 
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7 CONCLUSIONS  

7.1.1 Croft have prepared this note to provide initial advice on the highways implications of 

developing either one or two sites for residential use.  

7.1.2 The following conclusions can be drawn:   

• The town centre location of the site mean it is highly accessible by non-car travel 

modes, such as walking and cycling. 

 

• The site is also accessible by bus with bus stops within easy walking distance of the 

site on Brook Street, with an even greater number services available at Wrexham 

bus station which is only a 5 minute walk away.  

 

• Wrexham central train station is also within a reasonable walking distance thus 

providing an even wider choice of sustainable modes. 

 

• The traffic impact of Site 1, which could be developed for 1o private apartments 

has been assessed using the TRICS database and the assessment showed that the 

associated traffic impact would be minimal. 

 

• The traffic impact of Site 2, which could be developed for 32 private apartments 

has been assessed using the TRICS database and the assessment showed that the 

proposals will not have a material impact or give rise to any highways related 

issues.  

 

• While there would be no vehicular access to Site 1, Site 2 has potential to be 

accessed directly from Bridge Street, via a simple priority junction. 
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• There is also potential for some disabled parking to provide within Site 2, to cater 

for the needs of those residing at Site 1. 

• The provision of a Travel Plan for the site will assist in creating a wider choice of 

travel to residents, whilst allowing the use of sustainable modes to be maximised. 

7.1.3 In conclusion, it is considered that both sites have potential to be developed for 

residential use. 
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Existing loading bay adjacent to site on Brook Street 
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 TRICS 7.4.3  301017 B18.05    Database right of TRICS Consortium Limited, 2017. All rights reserved Wednesday  15/11/17

 Apartments - Privately Owned Page  1

Croft Transport Solutions     9 Jordan Street     Manchester Licence No: 851401

Calculation Reference: AUDIT-851401-171115-1150

TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use :  03 - RESIDENTIAL

Category :  C - FLATS PRIVATELY OWNED

VEHICLES

Selected regions and areas:

02 SOUTH EAST

EX ESSEX 2 days

HC HAMPSHIRE 1 days

OX OXFORDSHIRE 1 days

03 SOUTH WEST

BR BRISTOL CITY 1 days

DC DORSET 1 days

04 EAST ANGLIA

CA CAMBRIDGESHIRE 1 days

NF NORFOLK 1 days

SF SUFFOLK 2 days

05 EAST MIDLANDS

DS DERBYSHIRE 1 days

NT NOTTINGHAMSHIRE 2 days

06 WEST MIDLANDS

WM WEST MIDLANDS 1 days

07 YORKSHIRE & NORTH LINCOLNSHIRE

RI EAST RIDING OF YORKSHIRE 1 days

09 NORTH

CB CUMBRIA 2 days

TV TEES VALLEY 1 days

10 WALES

FS FLINTSHIRE 1 days

11 SCOTLAND

EB CITY OF EDINBURGH 1 days

SA SOUTH AYRSHIRE 1 days

SR STIRLING 2 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Secondary Filtering selection:

This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range

are included in the trip rate calculation.

Parameter: Number of dwellings

Actual Range: 6 to 135 (units: )

Range Selected by User: 6 to 215 (units: )

Public Transport Provision:

Selection by: Include all surveys

Date Range: 01/01/09 to 11/11/16

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are

included in the trip rate calculation.

Selected survey days:

Monday 3 days

Tuesday 7 days

Wednesday 7 days

Thursday 4 days

Friday 2 days

This data displays the number of selected surveys by day of the week.

Selected survey types:

Manual count 23 days

Directional ATC Count 0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding

up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys

are undertaking using machines.

Selected Locations:

Edge of Town Centre 9

Suburban Area (PPS6 Out of Centre) 12

Edge of Town 2

This data displays the number of surveys per main location category within the selected set. The main location categories

consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and

Not Known.

Selected Location Sub Categories:

Residential Zone 14

Built-Up Zone 3

No Sub Category 6



 TRICS 7.4.3  301017 B18.05    Database right of TRICS Consortium Limited, 2017. All rights reserved Wednesday  15/11/17

 Apartments - Privately Owned Page  2

Croft Transport Solutions     9 Jordan Street     Manchester Licence No: 851401

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories

consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,

Out of Town, High Street and No Sub Category.

Secondary Filtering selection:

Use Class:

   C 3    23 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005

has been used for this purpose, which can be found within the Library module of TRICS®.

Population within 1 mile:

1,001  to 5,000 4 days

10,001 to 15,000 8 days

15,001 to 20,000 3 days

20,001 to 25,000 2 days

25,001 to 50,000 6 days

This data displays the number of selected surveys within stated 1-mile radii of population.

Population within 5 miles:

5,001   to 25,000 1 days

25,001  to 50,000 1 days

50,001  to 75,000 7 days

75,001  to 100,000 2 days

100,001 to 125,000 1 days

125,001 to 250,000 5 days

250,001 to 500,000 6 days

This data displays the number of selected surveys within stated 5-mile radii of population.

Car ownership within 5 miles:

0.6 to 1.0 5 days

1.1 to 1.5 18 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,

within a radius of 5-miles of selected survey sites.

Travel Plan:

No 23 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,

and the number of surveys that were undertaken at sites without Travel Plans.

PTAL Rating:

No PTAL Present 23 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters

1 BR-03-C-01 FLATS & TERRACED BRISTOL CITY

CLARENCE ROAD

BRISTOL

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Number of dwellings:    1 0 2

Survey date: MONDAY 09/11/09 Survey Type: MANUAL

2 CA-03-C-02 BLOCK OF FLATS CAMBRIDGESHIRE

WESTFIELD ROAD

NETHERTON

PETERBOROUGH

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Number of dwellings:     4 4

Survey date: TUESDAY 18/10/11 Survey Type: MANUAL

3 CB-03-C-02 BLOCK OF FLATS CUMBRIA

BRIDGE LANE

PENRITH

Edge of Town

No Sub Category

Total Number of dwellings:     3 5

Survey date: WEDNESDAY 11/06/14 Survey Type: MANUAL

4 CB-03-C-03 FLATS & BUNGALOWS CUMBRIA

LOUND STREET 

K E N D A L 

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Number of dwellings:     3 3

Survey date: MONDAY 09/06/14 Survey Type: MANUAL

5 DC-03-C-02 FLATS IN BLOCKS DORSET

PALM COURT

SPA ROAD

WEYMOUTH

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Number of dwellings:     1 4

Survey date: FRIDAY 28/03/14 Survey Type: MANUAL

6 DS-03-C-01 BLOCK OF FLATS DERBYSHIRE

DRAGE STREET

LITTLE CHESTER

DERBY

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Number of dwellings:      8

Survey date: THURSDAY 25/06/09 Survey Type: MANUAL

7 EB-03-C-01 BLOCKS OF FLATS CITY OF EDINBURGH

MYRESIDE ROAD

CRAIGLOCKHART

EDINBURGH

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Number of dwellings:     3 2

Survey date: TUESDAY 26/05/15 Survey Type: MANUAL

8 EX-03-C-01 FLATS ESSEX

WESTCLIFF PARADE

WESTCLIFF

SOUTHEND-ON-SEA

Edge of Town Centre

Residential Zone

Total Number of dwellings:      6

Survey date: TUESDAY 22/10/13 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

9 EX-03-C-02 BLOCK OF FLATS ESSEX

WESTCLIFF PARADE

W E S T C L I F F 

SOUTHEND-ON-SEA

Edge of Town Centre

Residential Zone

Total Number of dwellings:     9 4

Survey date: TUESDAY 22/10/13 Survey Type: MANUAL

10 FS-03-C-01 BLOCK OF FLATS FLINTSHIRE

WREXHAM STREET

MOLD

Edge of Town Centre

Built-Up Zone

Total Number of dwellings:     3 0

Survey date: MONDAY 06/07/09 Survey Type: MANUAL

11 HC-03-C-02 FLATS HAMPSHIRE

WORTING ROAD

BASINGSTOKE

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Number of dwellings:     1 6

Survey date: THURSDAY 21/10/10 Survey Type: MANUAL

12 NF-03-C-01 BLOCKS OF FLATS NORFOLK

PAGE STAIR LANE

KING'S LYNN

Edge of Town Centre

Built-Up Zone

Total Number of dwellings:     5 1

Survey date: THURSDAY 11/12/14 Survey Type: MANUAL

13 NT-03-C-01 HOUSES (SPLIT INTO FLATS) NOTTINGHAMSHIRE

LAWRENCE WAY

NOTTINGHAM

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Number of dwellings:     5 6

Survey date: TUESDAY 08/11/16 Survey Type: MANUAL

14 NT-03-C-02 HOUSES (SPLIT INTO FLATS) NOTTINGHAMSHIRE

CASTLE MARINA ROAD

NOTTINGHAM

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Number of dwellings:    1 3 5

Survey date: WEDNESDAY 09/11/16 Survey Type: MANUAL

15 OX-03-C-01 BLOCK OF FLATS OXFORDSHIRE

OXFORD ROAD

COWLEY

OXFORD

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Number of dwellings:     1 4

Survey date: WEDNESDAY 20/10/10 Survey Type: MANUAL

16 RI-03-C-01 FLATS EAST RIDING OF YORKSHIRE

465 PRIORY ROAD

HULL

Edge of Town

Residential Zone

Total Number of dwellings:     2 0

Survey date: TUESDAY 13/05/14 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

17 SA-03-C-01 BLOCK OF FLATS SOUTH AYRSHIRE

RACECOURSE ROAD

AYR

Edge of Town Centre

Residential Zone

Total Number of dwellings:     5 1

Survey date: TUESDAY 16/09/14 Survey Type: MANUAL

18 SF-03-C-01 BLOCKS OF FLATS SUFFOLK

STATION HILL

BURY ST EDMUNDS

Edge of Town Centre

Built-Up Zone

Total Number of dwellings:     8 5

Survey date: THURSDAY 18/12/14 Survey Type: MANUAL

19 SF-03-C-03 BLOCKS OF FLATS SUFFOLK

TOLLGATE LANE

BURY ST EDMUNDS

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Number of dwellings:     3 0

Survey date: WEDNESDAY 03/12/14 Survey Type: MANUAL

20 SR-03-C-01 FLATS STIRLING

FORTHSIDE WAY

STIRLING

Edge of Town Centre

No Sub Category

Total Number of dwellings:     8 0

Survey date: WEDNESDAY 18/06/14 Survey Type: MANUAL

21 SR-03-C-02 FLATS STIRLING

ROSEBERRY TERRACE

STIRLING

Edge of Town Centre

Residential Zone

Total Number of dwellings:     4 8

Survey date: WEDNESDAY 18/06/14 Survey Type: MANUAL

22 TV-03-C-02 FLATS TEES VALLEY

ACKLAM ROAD

LINTHORPE

MIDDLESBROUGH

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Number of dwellings:     8 5

Survey date: WEDNESDAY 29/06/11 Survey Type: MANUAL

23 WM-03-C-04 BLOCKS OF FLATS WEST MIDLANDS

GILLQUART WAY

PARKSIDE

COVENTRY

Edge of Town Centre

Residential Zone

Total Number of dwellings:     5 5

Survey date: FRIDAY 11/11/16 Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a

unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the

week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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TRIP RATE for Land Use 03 - RESIDENTIAL/C - FLATS PRIVATELY OWNED

VEHICLES

Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

23 49 0.055 23 49 0.126 23 49 0.18107:00 - 08:00

23 49 0.061 23 49 0.195 23 49 0.25608:00 - 09:00

23 49 0.078 23 49 0.108 23 49 0.18609:00 - 10:00

23 49 0.082 23 49 0.097 23 49 0.17910:00 - 11:00

23 49 0.089 23 49 0.095 23 49 0.18411:00 - 12:00

23 49 0.103 23 49 0.078 23 49 0.18112:00 - 13:00

23 49 0.092 23 49 0.103 23 49 0.19513:00 - 14:00

23 49 0.101 23 49 0.111 23 49 0.21214:00 - 15:00

23 49 0.093 23 49 0.074 23 49 0.16715:00 - 16:00

23 49 0.122 23 49 0.085 23 49 0.20716:00 - 17:00

23 49 0.199 23 49 0.101 23 49 0.30017:00 - 18:00

23 49 0.141 23 49 0.098 23 49 0.23918:00 - 19:00

2 15 0.333 2 15 0.200 2 15 0.53319:00 - 20:00

2 15 0.100 2 15 0.033 2 15 0.13320:00 - 21:00

2 15 0.133 2 15 0.100 2 15 0.23321:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   1.782   1.604   3.386

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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The survey data, graphs and all associated supporting information, contained within the TRICS Database are published

by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published

work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the

data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights

and other proprietary notices, and any disclaimer contained thereon.

The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.

[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary

Trip rate parameter range selected: 6 - 135 (units: )

Survey date date range: 01/01/09 - 11/11/16

Number of weekdays (Monday-Friday): 23

Number of Saturdays: 0

Number of Sundays: 0

Surveys automatically removed from selection: 0

Surveys manually removed from selection: 0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/C - FLATS PRIVATELY OWNED

TAXIS

Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

23 49 0.005 23 49 0.005 23 49 0.01007:00 - 08:00

23 49 0.000 23 49 0.000 23 49 0.00008:00 - 09:00

23 49 0.001 23 49 0.001 23 49 0.00209:00 - 10:00

23 49 0.003 23 49 0.003 23 49 0.00610:00 - 11:00

23 49 0.004 23 49 0.004 23 49 0.00811:00 - 12:00

23 49 0.001 23 49 0.001 23 49 0.00212:00 - 13:00

23 49 0.003 23 49 0.003 23 49 0.00613:00 - 14:00

23 49 0.004 23 49 0.004 23 49 0.00814:00 - 15:00

23 49 0.002 23 49 0.002 23 49 0.00415:00 - 16:00

23 49 0.005 23 49 0.005 23 49 0.01016:00 - 17:00

23 49 0.004 23 49 0.003 23 49 0.00717:00 - 18:00

23 49 0.004 23 49 0.004 23 49 0.00818:00 - 19:00

2 15 0.000 2 15 0.000 2 15 0.00019:00 - 20:00

2 15 0.000 2 15 0.000 2 15 0.00020:00 - 21:00

2 15 0.000 2 15 0.000 2 15 0.00021:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.036   0.035   0.071

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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The survey data, graphs and all associated supporting information, contained within the TRICS Database are published

by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published

work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the

data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights

and other proprietary notices, and any disclaimer contained thereon.

The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.

[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary

Trip rate parameter range selected: 6 - 135 (units: )

Survey date date range: 01/01/09 - 11/11/16

Number of weekdays (Monday-Friday): 23

Number of Saturdays: 0

Number of Sundays: 0

Surveys automatically removed from selection: 0

Surveys manually removed from selection: 0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/C - FLATS PRIVATELY OWNED

OGVS

Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

23 49 0.001 23 49 0.002 23 49 0.00307:00 - 08:00

23 49 0.002 23 49 0.001 23 49 0.00308:00 - 09:00

23 49 0.003 23 49 0.004 23 49 0.00709:00 - 10:00

23 49 0.000 23 49 0.000 23 49 0.00010:00 - 11:00

23 49 0.002 23 49 0.002 23 49 0.00411:00 - 12:00

23 49 0.003 23 49 0.003 23 49 0.00612:00 - 13:00

23 49 0.001 23 49 0.001 23 49 0.00213:00 - 14:00

23 49 0.003 23 49 0.002 23 49 0.00514:00 - 15:00

23 49 0.001 23 49 0.001 23 49 0.00215:00 - 16:00

23 49 0.001 23 49 0.001 23 49 0.00216:00 - 17:00

23 49 0.000 23 49 0.000 23 49 0.00017:00 - 18:00

23 49 0.000 23 49 0.000 23 49 0.00018:00 - 19:00

2 15 0.000 2 15 0.000 2 15 0.00019:00 - 20:00

2 15 0.000 2 15 0.000 2 15 0.00020:00 - 21:00

2 15 0.000 2 15 0.000 2 15 0.00021:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.017   0.017   0.034

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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The survey data, graphs and all associated supporting information, contained within the TRICS Database are published

by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published

work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the

data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights

and other proprietary notices, and any disclaimer contained thereon.

The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.

[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary

Trip rate parameter range selected: 6 - 135 (units: )

Survey date date range: 01/01/09 - 11/11/16

Number of weekdays (Monday-Friday): 23

Number of Saturdays: 0

Number of Sundays: 0

Surveys automatically removed from selection: 0

Surveys manually removed from selection: 0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/C - FLATS PRIVATELY OWNED

PSVS

Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

23 49 0.000 23 49 0.000 23 49 0.00007:00 - 08:00

23 49 0.000 23 49 0.000 23 49 0.00008:00 - 09:00

23 49 0.000 23 49 0.000 23 49 0.00009:00 - 10:00

23 49 0.001 23 49 0.001 23 49 0.00210:00 - 11:00

23 49 0.001 23 49 0.001 23 49 0.00211:00 - 12:00

23 49 0.000 23 49 0.000 23 49 0.00012:00 - 13:00

23 49 0.000 23 49 0.000 23 49 0.00013:00 - 14:00

23 49 0.001 23 49 0.001 23 49 0.00214:00 - 15:00

23 49 0.001 23 49 0.000 23 49 0.00115:00 - 16:00

23 49 0.001 23 49 0.002 23 49 0.00316:00 - 17:00

23 49 0.001 23 49 0.001 23 49 0.00217:00 - 18:00

23 49 0.000 23 49 0.000 23 49 0.00018:00 - 19:00

2 15 0.000 2 15 0.000 2 15 0.00019:00 - 20:00

2 15 0.000 2 15 0.000 2 15 0.00020:00 - 21:00

2 15 0.000 2 15 0.000 2 15 0.00021:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.006   0.006   0.012

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 6 - 135 (units: )

Survey date date range: 01/01/09 - 11/11/16

Number of weekdays (Monday-Friday): 23

Number of Saturdays: 0

Number of Sundays: 0

Surveys automatically removed from selection: 0

Surveys manually removed from selection: 0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/C - FLATS PRIVATELY OWNED

CYCLISTS

Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

23 49 0.005 23 49 0.009 23 49 0.01407:00 - 08:00

23 49 0.003 23 49 0.010 23 49 0.01308:00 - 09:00

23 49 0.004 23 49 0.004 23 49 0.00809:00 - 10:00

23 49 0.002 23 49 0.005 23 49 0.00710:00 - 11:00

23 49 0.004 23 49 0.004 23 49 0.00811:00 - 12:00

23 49 0.004 23 49 0.004 23 49 0.00812:00 - 13:00

23 49 0.001 23 49 0.003 23 49 0.00413:00 - 14:00

23 49 0.002 23 49 0.002 23 49 0.00414:00 - 15:00

23 49 0.005 23 49 0.004 23 49 0.00915:00 - 16:00

23 49 0.004 23 49 0.001 23 49 0.00516:00 - 17:00

23 49 0.006 23 49 0.000 23 49 0.00617:00 - 18:00

23 49 0.008 23 49 0.001 23 49 0.00918:00 - 19:00

2 15 0.000 2 15 0.000 2 15 0.00019:00 - 20:00

2 15 0.000 2 15 0.000 2 15 0.00020:00 - 21:00

2 15 0.000 2 15 0.000 2 15 0.00021:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.048   0.047   0.095

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Number of weekdays (Monday-Friday): 23

Number of Saturdays: 0

Number of Sundays: 0

Surveys automatically removed from selection: 0

Surveys manually removed from selection: 0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.



 

APPENDIX 3 

Car Ownership Statistics Data 



KS404EW - Car or van availability
ONS Crown Copyright Reserved [from Nomis on 29 March 2018]

population All households; All cars or vans
units Households
area type 2011 wards
area name W05000269 : Offa
rural urban Total

Cars

number %

All categories: Car or van availability 1,137 100
No cars or vans in household 375 33
1 car or van in household 492 43
2 cars or vans in household 217 19
3 cars or vans in household 43 4
4 or more cars or vans in household 10 1

2011

In order to protect against disclosure of personal information, records have 
been swapped between different geographic areas. Some counts will be 
affected, particularly small counts at the lowest geographies.
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1 INTRODUCTION 

1.1 Background Information 

1.1.1 Sambrook Associates Ltd was instructed in September 2018, by Lingar Homes to undertake bat 
activity surveys, in relation to the proposed conversion the upper floors of a building into flats at 
4 Brook Street, Wrexham.  

1.1.2 This survey and report follows a preliminary roost inspection undertaken by Arbtech earlier in 
2018.  Arbtech did not find any evidence that the building is being used by bats but they did find 
a few features that may provide potential roosting features for individuals or small numbers of 
bats.  Features included broken/raised slates on the roof.  Their report recommended that a single 

activity survey should be conducted. 

1.1.3 This report provides the results of two bat activity surveys, the first was undertaken late in the 
season and so a second was undertaken in June 2019; an appraisal of the results is also provided.   

1.2 Site Description 

1.2.1 The Site is located within the centre of Wrexham town centre, in a heavily built up area.  Street 

lighting and vehicular traffic are present throughout the night. A full description of the building, 

including photographs can be found in the Arbtech report. 

1.2.2 The proposed development is hereby referred to as the Site and comprises the land within the 

red-line boundary.  
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2 LEGISLATION AND PLANNING POLICY 

2.1.1 Many sites, animals and plants are protected by European and/or UK legislation either because 

of their decline across Europe and the UK or due to the persecution they have placed upon them 

by negligent or illegal acts such as baiting or trade. Legislation is also in place to prevent the 

spread of introduced or non-native invasive species and harmful weeds.  When undertaking an 

appraisal of a proposed development, such legislation is taken into account as follows.  

• European: Council Directive 92/43/EEC of 21 May 1992 on the conservation of natural 

habitats and of wild fauna and flora (the ‘Habitats Directive’); and Directive 2009/147/EC 

of the European Parliament and of the Council on the conservation of wild birds (codified 

version of Directive 79/409/EEC as amended) (the ‘Birds Directive’).  

• UK (England & Wales): • The Conservation of Habitats and Species Regulations 2010, as 

amended (the ‘Habitat Regulations’) which transposes the Habitats Directive in UK law; The 

Wildlife and Countryside Act 1981 (as amended); the Countryside and Rights of Way Act 

(CRoW) 2000; the Protection of Badgers Act 1992; the Natural Environment and Rural 

Communities Act (NERC) (2006) and the Environmental Protection Act (EPA) 1990.  

2.1.2 Species such as bats, great crested newts, otter, water vole, birds, reptiles and badgers are all 

protected to varying degrees under this legislation. 

2.1.3 In addition to legislation, there are also national and local planning policies pertaining to the 

protection of biodiversity.  The National Planning Policy Framework (Department for Communities 

and Local Government, 2012) states that local planning authorities should “promote the 

preservation, restoration and re-creation of priority habitats, ecological networks and the 

protection and recovery of priority species populations, linked to national and local targets, and 

identify suitable indicators for monitoring biodiversity in the plan.” 

2.1.4 Under the NERC Act, local authorities (and other public bodies) have a duty to conserve 

biodiversity the local authority must take the protection of the priority habitat into consideration 

when it is making a planning decision. 
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3 METHODOLOGY 

3.1 Introduction 

3.1.1 A bat activity survey was conducted in September 2018 and a follow up survey conducted in June 

2019. The surveys followed the methodology set out in the Bat Conservation Trust Handbook Bat 

Surveys for Professional Ecologists: Good Practice Guidelines (Collins, 2016).  

3.1.2 The first survey was undertaken at dawn on the 25 September 2018 and commenced 1.5 hours 

before sunrise until 15 minutes after. The second survey was undertaken at dusk on the 05 June 

2019 and commenced 15 minutes before sunset until 2 hours after. 

3.1.3 All of the surveyors are experienced in bat activity surveys; Rebecca Sambrook BSc (Hons) 

MCIEEM (lead surveyor), Jack Halpin BSc (Hons), Mark Benson and Tim Green.  Three surveyors 

were positioned strategically so that good coverage of the building was achieved; one to the 

front on Brook Street (JH), one to the side on Bridge Street (TG) and one to the rear within the 

Site compound (RS/MB). The lead surveyor, Rebecca is a Full Member of the Chartered Institute 

of Ecology and Environmental Management (CIEEM) and adheres to that organisation’s Code of 

Professional Conduct. Rebecca has been designing and conducting bat surveys, assessing impacts 

and designing appropriate mitigation for over 16 years, involving hundreds of projects. 

3.1.4 The surveyors each used a Wildlife Acoustics’ EM Touch detector. 

3.1.5 The following table provides details of the surveys. 

Table 3.1: Survey Data 

Date Sunrise/Sunset Time 

started 

Time 

completed 

Temperature 

during 

survey 

Weather conditions 

25/09/2018 07:02 05:30 07:17 6-9º Dry, cool, still. 

Previous dusk 

temperature - 12º 

05/06/2019 21:34 21:19 23:34 10-12º Warm, clear, still 

3.2  Limita tions  

3.2.1 The temperatures during the 2018 survey were slightly lower than anticipated.   
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4 RESULTS 

4.1 Introduction 

4.1.1 This section provides a commentary on the data collected during the activity surveys undertaken 

in 2018/19. 

4.1.2 No bats were recorded during either of the surveys and none were seen to enter into or emerge 

from the building. 

4.2 Appraisal of Potential Effects 

4.2.1 Overall, the Site offers limited potential for bats. Although the building offers some potential 

roosting features, the location of the building is suboptimal, being in the centre of a large, busy 

town and although urban locations do not preclude the potential for bats, their suitability is 

generally somewhat reduced. The building is brightly lit by street lighting throughout the night 

which is not generally conducive to roosting bats.  Part of the back of the building is in shadows 

but the area adjacent to this part is also brightly lit which would preclude many light-avoiding bat 

species. 

4.2.2 Given the location of the building and the fact it is lit, it is considered that the results obtained are 

a true reflection of the status of bats at this site. 

4.2.3 Effects on bats during the course of construction are not anticipated.  However, as a highly 

precautionary approach, it is recommended that initial tile removal is undertaken by hand and if 

in the unlikely event a bat is found, work must stop immediately, and an appropriately 

experienced ecologist contacted for advice. 

4.2.4 The addition of low-level lighting (where required for health and safety reasons during occupancy) 

will not give rise to a significant increase in potential for effects on bats, due to the existing street 

lighting.  
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5 CONCLUSION AND RECOMMENDATIONS 

5.1.1 The Site has been the subject of surveys and assessment in 2018/19 which have revealed that the 

Site is generally of low value to bats, with no bats recorded around the building during the activity 

surveys.    

5.1.2 It is considered that the proposed building work is highly unlikely to affect bats and so can be 

undertaken without the need for further survey or detailed mitigation.  

5.1.3 Developers, site contractors, their agents, directors and other personnel are reminded that bats 

and their habitats are protected by law, and to kill, injure or harm such species and their habitats 

is a criminal offence. Custodial sentences and/or large financial penalties are expected if you 

break the law.  

5.1.1 Therefore, as a highly precautionary approach, the following is recommended: 

• Recommendation: The removal of the existing roof (if required) is to commence outside of 

the two most vulnerable periods; breeding (late April to September) and hibernation 

(November to February), initial slates are to be stripped by hand.  If a bat is discovered, 

work must stop immediately and an appropriately qualified ecologist contacted for advice. 

• Reason: to avoid the potential for impacts on roosting bats, although it is highly unlikely 

they are present. 
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1 INTRODUCTION 

1.1 PURPOSE OF REPORT 

Weetwood Services Ltd ('Weetwood') has been instructed by Lingar Group to undertake 

a Flood Consequences Assessment (FCA) in association with the proposed 

redevelopment of land located off Bridge Street, Wrexham.  

 

A FCA report was produced for the site on 13 August 20181; however, this omitted 

information relating to the proposed scenario flood risk modelling, which was still in 

progress at that time. The FCA has subsequently been updated to include this, as 

detailed in Section 5.2 and Section 5.3 of this report, and in turn supersedes the 

previous version (v1.1).  

 

This FCA has been prepared in accordance with the requirements of Technical Advice 

Note 15 (TAN15): Development and Flood Risk. 

1.2 STRUCTURE OF THE REPORT 

The report is structured as follows: 

Section 1 Introduction and report structure 

Section 2 Presents national and local flood risk and drainage planning policy 

Section 3 Provides background information relating to the development site, the 

development proposals, ground conditions and existing site access 

arrangements 

Section 4 Assesses the potential sources of flooding to the development site 

Section 5 Presents flood risk mitigation measures based on the findings of the 

assessment 

Section 6 Presents a summary of key findings 

Section 7 Presents the recommendations 

  

  

                                           
1  Ref: 4183/FCA/Final/v1.1/2018-08-13 
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2 PLANNING POLICY AND GUIDANCE 

2.1 NATIONAL PLANNING POLICY AND GUIDANCE 

2.1.1 Technical Advice Note 15; Development and Flood Risk 

The general approach of TAN15 is to set out a precautionary framework to guide 

planning decisions in areas at high risk of flooding. The overarching aim of the 

framework is, in order of preference, to: 

• Direct new development away from those areas which are at a high risk of 

flooding. 

• Where development has to be considered in high risk areas (i.e. Zone C) only 

those development which can be justified should be located in such areas.  

2.1.1.1 Justification Test 

In accordance with Paragraph 6 of TAN15 for the Justification Test to be passed it must 

be demonstrated that: 

i Its location in Zone C is necessary to assist, or be part of, a local authority 

regeneration initiative or a local authority strategy required to sustain an existing 

settlement; or, 

ii Its location in Zone C is necessary to contribute to key employment objectives 

supported by the local authority, and other key partners, to sustain an existing 

settlement or region; 

and, 

iii It concurs with the aims of Planning Policy Wales (PPW) and meets the definition 

of previously developed land (PPW Fig 2.1); and,  

iv The potential consequences of a flooding event for the particular type of 

development have been considered, and in terms of the criteria contained in 

sections 5 and 7 and appendix 1 found to be acceptable.  

2.1.2 Welsh Government 

2.1.2.1 Climate Change Allowances for Planning, August 2016 

A consultation letter2 and supporting guidance note3 issued by Welsh Government in 

August 2016 sets out allowances for climate change for use in FCAs submitted in 

support of planning applications. 

 

When considering new development proposals, TAN15 states that it is necessary to take 

account of the potential impact of climate change over the lifetime of development. The 

Welsh Government guidance note states that ‘residential development is assumed to 

have a lifetime of 100 years while a lifetime of 75 years is assumed for non-residential 

developments. To ensure future development can provide a safe and secure living and 

/or working environment throughout its lifetime, national planning policy requires 

proposals in areas of high flood risk to be accompanied by an assessment of flooding 

consequences to and from the development, taking into account the impacts of climate 

change’. 

                                           
2 Welsh Government consultation letter 23 August, 2016 (Ref: CL-03-16)  
3  https://gov.wales/docs/desh/publications/160831guidance-for-flood-consequence-assessments-climate-change-

allowances-en.pdf 
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The climate change allowances detailed within the Welsh Government guidance note are 

informed by latest available information on climate change projections and allowances 

are provided for different epochs (periods) of time over the next century.  

 

The guidance note should be applied to planning applications (full, outline and reserved 

matters) submitted from 1 December 2016. 

2.2 LOCAL PLANNING POLICY AND GUIDANCE 

The Wrexham County Borough Council (WCBC) Unitary Development Plan (UDP) 1996 

to 2011 expired at the end of 2015; however, this remains the adopted development 

plan for the county. 

 

The following policy is relevant in respects of flood risk: 

 

Policy EC12 - Development and Flood Risk 

Development (including the raising of land) within the defined flood plains will only be 

permitted if it:- 

a) Would not be subject to an unacceptable risk of flooding on-site; and/or 

b) Does not result in unacceptable risk of flooding on or off-site; and/or 

c) Does not adversely affect flood management or maintenance schemes 

 

WCBC is currently preparing a Local Development Plan (LDP) which will replace the 

current adopted UDP in spring 2019.  

2.3 CONSENTS 

An Environmental Permit for Flood Risk Activities may be required from Natural 

Resources Wales (NRW) for work: 

• in, under, over or near a main river (including where the river is in a culvert) 

• on or near a flood defence on a main river 

• in the flood plain of a main river 

• on or near a sea defence 

 

Further information can be found by visiting the NRW website4. 

 

If the location of an activity is on any watercourse that lies within an Internal Drainage 

District (IDD) an application will need to be made to NRW for a Flood Risk Activity 

Permit. 

 

Ordinary Watercourse Consent may be required from the lead local flood authority for 

work to an ordinary watercourse.  

 

Undertaking activities controlled by local Byelaws (made under the Water Resources Act 

1991) also requires the relevant consent.  

2.4 RELEVANT DOCUMENTS 

The FCA has been informed by the following documents: 

                                           
4  https://naturalresources.wales/apply-for-a-permit/flood-risk-activities/flood-risk-activity-permits-

information/?lang=en 
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• Flood Risk Management Plan (FRMP), WCBC, July 2016 

• Local Flood Risk Management Strategy (LFRMS), WCBC, April 2013 

• Preliminary Flood Risk Assessment (PFRA), WCBC, November 2017 
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3 SITE DETAILS AND PROPOSED DEVELOPMENT 

3.1 SITE LOCATION 

The site is located off Bridge Street, Wrexham, at Ordnance Survey National Grid 

Reference SJ 333 501 as shown in Figure 1. The site is approximately 0.18 hectares 

(ha) in area. 

 

 

Figure 1: Site Location 

3.2 EXISTING AND PROPOSED DEVELOPMENT 

The existing site currently comprises an existing building in the north (4 Brook Street), 

which was previously used a as night club, whilst the southern portion comprises 

derelict land that was previously subject to a Compulsory Purchase Order by WCBC as 

this forms part of its regeneration scheme.   

 

Proposals are for the change of use and conversion of the first and second floor of 4 

Brook Street into 10 residential apartments, with the existing commercial/retail use 

retained on the ground floor (it should be noted that the latter does not subsequently 

form part of the planning application). In addition, it is proposed to construct a new 

residential block in the southern portion of the site comprising 32 apartments with 

associated hardstanding and landscaping.  

 

A proposed site layout is provided in Appendix A. 
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TAN15 classifies commercial/retail development as ‘less vulnerable’ land use and 

residential development as ‘highly vulnerable’5. 

 

The previous use of the existing building in the north of the site (4 Brook Street) as a 

night club may be classified as ‘highly vulnerable’ development, which includes public 

buildings. As such the conversion of this building to residential use at and above the 

first floor should not increase the vulnerability classification.  

3.3 WATERBODIES IN THE VICINITY OF THE SITE 

The River Gwenfro flows in culvert within Brook Street to the north of the site in a 

predominately south-easterly direction. Throughout the existing built up area of 

Wrexham the watercourse flows in both open channel and culvert. 

 

The River Gwenfro is classified as a ‘main river’. 

3.4 GROUND CONDITIONS 

According to the Soilscapes maps produced by the National Soils Research Institute6, 

soil conditions at the site and within the surrounding area are described as ‘freely 

draining loamy soils’.  

 

British Geological Survey (BGS) borehole records7 located approximately 20.0 m south 

and 60.0 m south-east of the site show ground conditions to consist of sandy soils, with 

groundwater encountered at 0.91 m below ground level (bgl). 

 

BGS Surface Geology mapping8 indicates the underlying bedrock formation comprises 

‘Salop Formation – Mudstone, Sandstone and Conglomerate’. This is overlain by 

‘Glaciofluvial Sheet Deposits, Devensian – Sand and Gravel’, with ‘Alluvium – Clay, Silt, 

Sand and Gravel’ in the vicinity of the River Gwenfro.  

3.5 SITE LEVELS 

A topographic survey of the southern portion of the site was undertaken by WCBC in 

August 2015, with a topographic survey of 4 Brook Street in the north undertaken by 

Cheshire Surveys Ltd in September 2010. Both surveys are provided in Appendix B.  

 

These indicate that site levels in the south of the site are in the region of 76.07 – 77.55 

metres Above Ordnance Datum (m AOD) with levels in the north in the region of 75.23 

– 75.99 m AOD. The ground floor finished floor level of the existing 4 Brook Street 

building is shown to be 76.02 m AOD. 

3.6 ACCESS AND EGRESS 

Vehicular/pedestrian access and egress to the site will be provided via Brook Street to 

the north and Bridge Street to the east (Appendix A).  

 

                                           
5  TAN15, Figure 2 
6 Soilscapes www.landis.org.uk/soilscapes/ 
7 www.bgs.ac.uk/data/boreholescans/home.html, Ref: SJ35SW26, SJ35SW25 
8    http://mapapps.bgs.ac.uk/geologyofbritain/home.html 
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Levels on Brook Street are shown to be in the region of 74.80 – 75.76 m AOD adjacent 

to the site, whilst levels on Bridge Street are in the region of 76.30 – 75.90 m AOD, 

rising to the south. 
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4 REVIEW OF FLOOD RISK 

4.1 FLOOD ZONE DESIGNATION 

Flood Zones refer to the probability of river and sea flooding, ignoring the presence of 

defences. TAN15 defines flood zones as follows9: 

 

• Zone A. Considered to be at little or no risk of fluvial or tidal/coastal flooding. 

• Zone B. Areas know to have been flooded in the past evidenced by sedimentary deposits. 

• Zone C. Based on the Natural Resources Wales extreme flood outline, equal to or greater than 0.1% 
(river, tidal or coastal). Zone C is subdivided into the following two zones: 

• Zone C1. Areas of the floodplain which are developed and served by significant infrastructure, 
including flood defences. 

• Zone C2. Areas of the floodplain without significant flood defence infrastructure. 

 

The Flood Zones are currently shown on the NRW Flood Risk Map and do not take 

account of the possible impacts of climate change and consequent changes in the future 

probability of flooding. 

4.1.1 Development Advice Map 

The Development Advice Map (Figure 2) indicates that the northern portion of the site 

(i.e. 4 Brook Street) is located in Zone C2 whilst the southern portion is located in Zone 

B and Zone A.   

 

 

Figure 2: Development Advice Map 
(Source: NRW website) 

4.1.2 Natural Resources Wales Flood Risk Map 

The NRW Flood Risk Map indicates that the northern portion of the site is located in the 

1 in 1,000 annual probability flood outline, whilst the southern portion is located outside 

this flood outline. 

                                           
9  TAN15, Figure 1 
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Figure 3: Natural Resources Wales Flood Risk Map 
(Source: NRW website) 

4.2 JUSTIFICATION TEST 

The vast majority of the site (including the area for the proposed new residential 

apartment block) lies outside Zone C and as such there is no requirement for the 

Justification Test to be applied.  

 

The land in the north, which is located in Zone C is currently developed. As detailed in 

Section 3.2 the proposed conversion of the existing building (4 Brook Street) within 

this area would not be expected to increase the vulnerability classification. Furthermore, 

the development of the site is considered to contribute to part of the local authority’s 

regeneration scheme and meets the definition of ‘previously developed land’. Part i and 

iii of the Justification Test are therefore considered to have been addressed.  

 

This report addresses part iv of the Justification Test. 

4.3 HISTORICAL RECORDS OF FLOODING 

According to NRW historic flood outlines10, there are no records of the site previously 

being affected by flooding. 

4.4 FLUVIAL FLOOD RISK – RIVER GWENFRO 

As outlined in Section 3.3 the River Gwenfro is located to the north of the site. 

 

The River Gwenfro Model Update was completed by JBA Consulting on behalf of WCBC 

in December 201611. This included refinements to the previous flood risk mapping study 

undertaken by JBA Consulting on behalf of Environment Agency Wales (now NRW) in 

2008, which included the development of a 1D-2D ISIS-TUFLOW hydraulic model of the 

River Gwenfro.  

                                           
10  http://lle.gov.wales/catalogue/item/HistoricFl/?lang=en  
11  River Gwenfro Model Update, Final Report, JBA Consulting/WCBC, December 2016 
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The primary purpose of the study was to obtain an up-to-date assessment of the flood 

risk (extents, depths, velocity and hazard), which could be used to inform future 

development in Wrexham Town Centre. 

 

The 2016 River Gwenfro Model Update report and accompanying hydraulic model have 

been obtained from WCBC for the purposes of this assessment.    

4.4.1 Flood Defences 

The River Gwenfro Model Update indicates that there are no formal flood defences along 

the watercourse within the vicinity of the site; however, several areas in the vicinity of 

the site are shown to benefit from ‘informal’ defences, comprising raised walls, which 

are included within the hydraulic model. Figure 1-5 of the River Gwenfro Model Update 

report shows the locations of the informal defences. 

4.4.2 Modelled Flood Levels and Extents - Baseline 

The site topographic survey has been incorporated within the WCBC River Gwenfro 1D-

2D ISIS-TUFLOW hydraulic model in order to more accurately represent ground levels; 

however, no further amendments or refinements have been made to this.  

 

The following events have subsequently been modelled in order to establish the 

baseline scenario: 

• 1 in 100 annual probability 

• 1 in 100 climate change (+CC) (20%) annual probability  

• 1 in 100 +CC (45%) annual probability  

• 1 in 1,000 annual probability 

 

Model output plots are provided in Appendix C.  

 

These indicate that no flooding of the site would be expected in up to a 1 in 100 +CC 

(45%) annual probability event. Whilst some flooding of the site may be expected 

during a 1 in 1,000 annual probability event this is confined to the northern portion of 

the site.  

 

Table 1 summarises the flood level, depth and velocity expected on site during the 

aforementioned events. 

Table 1: Flood Information – Baseline 

Annual Probability Event 
Max Level 
(m AOD) 

Depth (m) Velocity (m/s) 

Max Mean Max Mean 

1 in 100 - - - - - 

1 in 100 +CC (20%) - - - - - 

1 in 100 +CC (45%) - - - - - 

1 in 1,000 75.95 0.69 0.27 0.03 0.00 

 

Based upon the maximum flood level provided within Table 1, and with an existing 

surveyed finished floor level of 76.02 m AOD it may be reasonable to assume that no 

flooding of the existing building in the north of the site (4 Brook Street) would be 

expected in a 1 in 1,000 annual probability event. As such, the existing building is not 

considered to be located in Zone C, contrary to the Development Advice Map.  
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4.4.3 Structure Blockage 

A 30%, 67% and 100% blockage of both the Island Green and St Giles Way culverts 

have also been modelled as a sensitivity assessment for the 1 in 100 +CC (20%), 1 in 

100 +CC (45%) and 1 in 1,000 annual probability events.  

 

The model outputs indicate that the site is more sensitive to a blockage of the Island 

Green culvert which has therefore been considered further below. 

 

Model output plots for the Island Green culvert blockage scenario are provided in 

Appendix D. Table 2 summarises the maximum flood level, depth and velocity 

expected on site during the respective blockage scenarios for the Island Green culvert. 

 

The results indicate that the southern portion of the site would be expected to remain 

dry in up to a 1 in 1,000 annual probability 100% culvert blockage scenario. This 

accounts for approximately 60% of the site area.  

 

Within the northern portion of the site, flood levels are shown to range between 76.23 

and 76.49 m AOD depending on the event, equating to maximum flood depths typically 

between 0.44 and 0.53 m; however, in some lower parts of the site flood depths could 

reach 1.21 m in the 1 in 1,000 annual probability 100% culvert blockage scenario. The 

extents of flooding within the site are not shown to significantly vary for all modelled 

blockage events. 

 

Given the ground floor finished floor level of 76.02 m AOD within the existing building 

(4 Brook Street), maximum internal flood depths may be between 0.21 and 0.47 m 

depending on the event in Table 2.      

Table 2: Maximum Flood Information – Culvert Blockage (Island Green) 

Annual Probability Event 
Max Level 
(m AOD) 

Depth (m) Velocity (m/s) 

Highest Mean Highest Mean 

1 in 100 +CC (20%) 

30% blockage 76.23 0.97 0.44 0.20 0.04 

67% blockage 76.38 1.11 0.47 0.44 0.11 

100% blockage 76.43 1.16 0.51 0.51 0.13 

1 in 100 +CC (45%) 

30% blockage 76.30 1.04 0.44 0.36 0.07 

67% blockage 76.43 1.16 0.51 0.51 0.13 

100% blockage 76.47 1.20 0.52 0.57 0.15 

1 in 1,000 

30% blockage 76.34 1.07 0.46 0.37 0.08 

67% blockage 76.45 1.18 0.52 0.55 0.14 

100% blockage 76.49 1.21 0.53 0.59 0.16 

 

The flood risk to the site from this source will be mitigated though the implementation 

of the measures proposed in Section 5 of this report. 
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4.5 FLOOD RISK FROM RESERVOIRS, CANALS AND OTHER ARTIFICIAL SOURCES 

There are no canals located within the immediate vicinity of the site. The NRW Risk of 

Flooding from Reservoirs map indicates that the site is not at risk of flooding from such 

sources. The site is therefore not considered to be at risk of flooding from reservoirs, 

canals or other artificial sources. 

4.6 FLOOD RISK FROM GROUNDWATER  

As detailed in Section 3.4 ground conditions at the site and within the surrounding 

area are described as freely draining soils. There may therefore be the propensity for 

some groundwater flooding. However, ground levels are shown to fall to the north 

towards Brook Street and in turn the River Gwenfro. As such any groundwater 

emerging at the site would be expected to runoff the site before building to any 

significant depth. 

 

According to the BGS Groundwater Flooding Hazard map (Figure 4) the susceptibility 

to groundwater flooding is moderate to significant.  

 

The risk of flooding from this source will be mitigated through the implementation of the 

measures proposed in Section 5 of this report.  

 

 

Figure 4: Groundwater Flooding Hazard Map 
(Source: Findmaps) 

4.7 FLOOD RISK FROM SURFACE WATER  

As detailed in Section 3.4 ground conditions at the site and within the surrounding 

area are described as freely draining soils. The propensity for surface water flooding 

may therefore be considered low. Furthermore, ground levels are shown to fall to the 

north towards Brook Street and in turn the River Gwenfro. As such surface water would 

not be expected to accumulate to any significant depth at the site itself. 

 

The NRW Risk of Flooding from Surface Water map (Figure 5) indicates the majority of 

the site is at ‘very low’ risk, with a small area in the north at ‘low’ risk12; however, NRW 

                                           
12  Very Low Risk - Chance of flooding of less than 1 in 1000 in each year 
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data indicates that the flood depths and velocities for the low risk event would less than 

0.15 m and 0.25 m/s respectively.  

 

Any residual flood risk from this source will be addressed through the mitigation 

measures as detailed in Section 5. 

 

 

Figure 5: Natural Resources Wales Risk of Flooding from Surface Water  
(Source: NRW website) 

 

                                                                                                                                              
Low Risk - Chance of flooding of between 1 in 1000 and 1 in 100 in each year 

Medium Risk - Chance of flooding of between 1 in 100 and 1 in 30 in each year 

High Risk - Chance of flooding is greater than 1 in 30 in each year 
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5 FLOOD RISK MITIGATION MEASURES 

 

The flood risk to the site from the River Gwenfro and any residual risk of flooding from 

groundwater and surface will be mitigated though the implementation of the measures 

proposed within the following section of this report.  

5.1 FLOOD MITIGATION 

5.1.1 Finished Floor Levels 

As detailed in Section 3.2 the proposals comprise the change of use and conversion of 

the first and second floor of 4 Brook Street into 10 residential apartments. This will 

ensure that all ‘highly vulnerable’ development is located well above the anticipated 

flood levels expected on site from the River Gwenfro (as indicated in Table 1 and Table 

2).   

 

The finished floor level of any new building should be set at a minimum of 76.73 m 

AOD. This provides a freeboard of 300 mm above the flood level expected at the site 

during the 1 in 100 +CC (20%) annual probability 100% blockage (Island Green 

culvert) scenario.  

 

The freeboard allowance is considered appropriate given that this will afford a finished 

floor level that is also above the 1 in 100 +CC (45%) and 1 in 1,000 annual probability 

100% blockage events.  

 

Finished floor levels for new buildings should also be set at a minimum of 0.15 m above 

adjacent ground levels following reprofiling of the site. This will enable any potential 

overland flows to be conveyed safely across the site without affecting property in 

accordance with the approach promoted by government policy13.  

5.1.2 Car Parking 

The proposed new car parking area is shown to be located outside of the 1 in 1,000 

annual probability flood outline and would therefore be expected to remain dry during 

‘free-flowing’ flood events.  

 

During a 100% Island Green Culvert blockage scenario the proposed new car parking 

area is also expected to remain dry based on the baseline model outputs; however, car 

park levels will be profiled in order to provide a consistent gradient across the area, 

tying in with the access off Bridge Street. This may afford some shallow flooding of the 

northern extent of the car park with maximum flood depths expected to be less than 

300 mm during a 1 in 1,000 annual probability 100% blockage (Island Green culvert) 

scenario (refer to Section 5.2). It has been assumed that the minimum ground levels 

within the car parking area will be set to at least 76.20 m AOD. 

5.2 PROPOSED SCENARIO FLOOD RISK MODELLING 

The proposed flood risk mitigation strategy as outlined in Section 5.1 has been 

incorporated within the refined Weetwood hydraulic model of the River Gwenfro. The 

hydraulic model has subsequently been run for the 1 in 100 +CC (20%), 1 in 100 +CC 

                                           
13  Making Space for Water, Taking forward a new Government strategy for flood and coastal erosion risk management 

in England, March 2005, Dept for Environment, Food and Rural Affairs 
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(45%) and 1 in 1,000 annual probability 100% blockage (Island Green culvert) 

scenarios. It is not considered to be necessary to include ‘free-flowing’ proposed 

scenario model outputs given that all new built development will be located outside of 

the associated flood extents in up to a 1 in 1,000 annual probability event. 

 

Model output plots for the proposed scenario are provided in Appendix E.  

 

These indicate that a peak flood level of 76.48 m AOD would be expected within the 

existing building (4 Brook Street) in the north of the site in a 1 in 1,000 annual 

probability 100% blockage (Island Green culvert) event. With a ground floor finished 

floor level of 76.02 m AOD, a maximum internal flood depth of 0.46 m may 

subsequently be expected; however, all proposed ‘highly vulnerable’ development will 

be located at or above the first floor and as such will be significantly raised above the 

anticipated flood level. 

 

The new proposed building and the majority of the car parking area in the south of the 

site are shown to remain dry in up to the 1 in 1,000 annual probability 100% blockage 

(Island Green culvert) event. However, some shallow flooding may be expected in a 

small area at the northern extent of the car park with maximum flood depths of 0.28 m 

(but would typically be less).  

5.3 FLOOD RISK ELSEWHERE 

Any proposal to modify ground levels should to demonstrate that there is no increase in 

flood risk to the development itself, or to any existing buildings which are known to, or 

are likely to flood.  

 

In accordance with A1.2 of TAN15 the consequences of the development on flood risk 

elsewhere should be assessed for up to the 1 in 1,000 annual probability event. It is 

understood that NRW also seek to ensure that blockage scenarios are considered in 

quantifying flood risk elsewhere.  

 

No inundation of the area of the site to comprise new development is expected in up to 

the 1 in 1,000 annual probability ‘free flowing’ event. As such the proposed 

development would not be expected to increase flood risk elsewhere during this 

scenario.  

 

Model output plots comparing the baseline and proposed outputs for the 1 in 100 +CC 

(20%) and 1 in 1,000 annual probability 100% blockage (Island Green culvert) 

scenarios are provided in Appendix F.  

 

This indicates that no significant impact on flood risk elsewhere would be expected as a 

result of the proposals. Whilst some localised increases in flood risk may be expected to 

the north-west these are typically in the region of 6 mm during the aforementioned 

events. This is only slightly greater than the modelling tolerance of +/- 5 mm, which is 

considered acceptable to NRW.  

 

Furthermore, flood depths within the areas that are shown to be impacted are in the 

region of 1.09 and 1.14 during the baseline 1 in 100 +CC (20%) and 1 in 1,000 annual 

probability 100% blockage (Island Green culvert) scenarios respectively. As such an 

increase of 6 mm is considered to be negligible.   
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5.4 ACCESS AND EGRESS 

The baseline modelled outputs (Appendix C) indicate that dry access and egress to the 

site can be provided via both Brook Street and Bridge Street in up to a 1 in 100 +CC 

(45%) annual probability event. 

 

In a 1 in 1,000 annual probability event dry access and egress continues to be provided 

to the site via Bridge Street. Furthermore, the existing external staircase (fire escape) 

from the first and second floor of 4 Brook Street is to be retained as part of the 

proposals. This should allow safe access and egress from the building to the southern 

portion of the site which is shown to be flood free during a 1 in 1,000 annual probability 

event.  

 

In the event of a blockage of the Island Green culvert dry access and egress to the site 

is also provided via Bridge Street leading to the south (Appendix E). There may be 

some shallow flooding within a small section of the car parking area in the north with 

maximum flood depths of 0.27 m (but would typically be less); however, this is shown 

to remain dry in the south. 
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6 SUMMARY 

 

This FCA has been prepared on behalf of Lingar Group and relates to the proposed 

redevelopment of land located off Bridge Street, Wrexham.  

 

According to the NRW Flood Risk Map the northern area of the site is located within the 

1 in 1,000 annual probability flood outline. The northern area of the site is subsequently 

shown to be located within Zone C2, whilst the southern area is classified as Zone B 

and Zone A. 

 

There is no requirement for the Justification Test to be applied for the area of the site 

that lies outside Zone C (including the area for the proposed new residential apartment 

block). The land in the north, which is located in Zone C is currently developed. The 

proposed conversion of the first and second floor of the existing building (4 Brook 

Street) within this area would not be expected to increase the vulnerability 

classification. Furthermore, the development of the site is considered to contribute to 

part of the local authority’s regeneration scheme and meets the definition of ‘previously 

developed land’. Part i and iii of the Justification Test are therefore considered to have 

been addressed.  

 

The WCBC River Gwenfro 1D-2D ISIS-TUFLOW hydraulic model has been obtained and 

run for the purposes of this assessment, incorporating the site topographic survey. The 

model outputs indicate that no flooding of the site would be expected in up to a 1 in 

100 +CC (45%) annual probability event. Whilst some flooding of the site may be 

expected during a 1 in 1,000 annual probability event this is confined to the northern 

portion of the site.  

 

A 30%, 67% and 100% blockage of the Island Green and St Giles Way culvert has also 

been modelled as a sensitivity assessment for the 1 in 100 +CC (20%), 1 in 100 +CC 

(45%) and 1 in 1,000 annual probability events. The model outputs indicate that the 

site is more sensitive to a blockage of the Island Green culvert. Approximately 60% of 

the site (within the southern portion of the site) is shown to remain dry in up to a 1 in 

1,000 annual probability 100% (Island Green culvert) blockage scenario. Within the 

northern portion of the site, flood levels are shown to range between 76.23 and 76.49 

m AOD depending on the event, equating to maximum flood depths typically between 

0.44 and 0.53 m; however, in some lower parts of the site flood depths could reach 

1.21 m.   

 

The site is not at risk of flooding from reservoirs, canals or other artificial sources. 

There may be some susceptibility to groundwater and surface water flooding at the site. 

 

The proposed flood risk mitigation strategy for the site is detailed in Section 5.1.  

 

The proposals have been incorporated within the refined Weetwood hydraulic model of 

the River Gwenfro, which in turn has been run for the 1 in 100 +CC (20%), 1 in 100 

+CC (45%) and 1 in 1,000 annual probability 100% blockage (Island Green culvert) 

scenarios. The model outputs indicate that all proposed ‘highly vulnerable’ development 

would remain dry during the modelled events. 

 

The proposals are expected to have a negligible impact on food risk elsewhere.  
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Dry access and egress to the site can be provided via both Brook Street and Bridge 

Street in up to a 1 in 100 +CC (45%) annual probability event, and via Bridge Street in 

a 1 in 1,000 annual probability event and Island Green culvert blockage scenario. 
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7 RECOMMENDATIONS 

 

This FCA has demonstrated that the proposed development may be completed without 

conflicting with the requirements of TAN15 subject to the following: 

 

• All ‘highly vulnerable’ development within the existing building (4 Brook Street) 

to be provided at or above the first floor 

 

• Finished floor level of the new apartment block to be set at a minimum of 76.73 

m AOD 

 

• Finished floor levels to be set 0.15 m above adjacent ground levels 

 

• Minimum ground levels within the car parking area will be set to at least 76.2 m 

AOD 
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Bridge Street, Wrexham 
Proposed residential development 
 

Flood Consequences Assessment Addendum 
 

Project ref: 4183 Bridge Street, Wrexham 

Prepared by: Adam Edgerley BSc (Hons) 

Technical Director, Weetwood Services Ltd. 

Approved by: Andrew Grime BEng MBA CEng C.WEM MICE FCIWEM 
Director, Weetwood Services Ltd. 

Date: 19 August 2019  

Version: Final v1.0 

This document has been prepared solely as a Flood Consequences Assessment Addendum for Lingar 

Group. This report is confidential to Lingar Group and Weetwood Services Ltd accepts no responsibility or 

liability for any use that is made of this document other than by Lingar Group for the purposes for which 

it was originally commissioned and prepared. 

Background 

1 This document has been prepared by Weetwood Services Ltd (“Weetwood”) on behalf of 

Lingar Group. 

2 Weetwood prepared a Flood Consequences Assessment (FCA) v1.2 report dated 22 

August 2018 which was submitted to Wrexham County Borough Council (WCBC) in 

support of a planning application (ref: P/2018/0915).   

3 A consultation response letter from Natural Resources Wales (NRW) dated 15 July 2019 

(Annex 1) has raised four concerns. NRW advised that ‘if no further information is 

submitted’ then they would object to the application. 

4 This FCA Addendum provides this information and addresses the concerns raised by 

NRW. It must be read in conjunction with the FCA v1.2 report. 

NRW Concerns 

5 Compliance with A1.14 of TAN15 has not been demonstrated as sections of the site (e.g. 

car parking area) are shown to flood during the 1% annual probability (climate change 

and blockage event). The residential car parking should be treated as Highly Vulnerable 

development and should be designed to remain flood free. 

6 There is some uncertainty as to whether blockage of the Island Green culvert would pose 

greatest flood risks to the site. 

7 Offsite flood risks have been identified within the FCA and these could further increase 

should additional land raising be required on the site. 

8 There is a lack of information within the FCA as to the flood hazards (flood depths and 

flood velocities) that future users of the development could be exposed to, so the 

decision maker does not have the necessary information to make an informed decision. 
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Compliance with A1.14 of TAN15 (Refer to Paragraph 5) 

9 For proposed highly vulnerable development, NRW require the entire development 

including all residential buildings, garden areas and driveways/parking to be shown to be 

flood-free during a 1:100 plus climate change (+CC) annual probability event in 

accordance with their interpretation with A1.14 of TAN15.  

10 As presented in Appendix C of the FCA v1.2 report, the site is expected to remain entirely 

dry during the above event. However, whilst not specified in policy A1.14 of TAN15 NRW 

insists that a culvert blockage should be accounted for. 

11 When accounting for a 100% blockage of the upstream culvert structure located at Island 

Green, the car parking area may partially flood to a shallow depth. An extract taken from 

Appendix E of the FCA v1.2 report is presented in Figure 1 which also outlines the area 

of concern that NRW refers to. 

 

Figure 1. Weetwood Modelled 1:100 +CC (20%) AEP Blockage Event; Max Flood 

Depths 

12 In terms of the car parking area, in order to prevent this from flooding ground levels 

would need to be increased within that area of the car park. However, by doing this, 

increasing flood risk elsewhere is likely to become a more significant issue, which is also 

a concern raised by NRW (refer to paragraph 7 above). Also, it is not feasible to raise 

ground levels adjacent to the existing building in the north of the site.  

13 As shown in Figure 1, it is only a small section of the proposed car park that is shown to 

flood during this scenario, with most of the car park remaining entirely dry. Furthermore, 

flood depths are relatively shallow being less than 300 mm but generally less than 100 

mm which is not expected to pose a significant risk (refer to Hazard Ratings in Figure 

2). Such flood depths in these circumstances (i.e. a 100% culvert blockage scenario) 

within a small portion of the car park should, we feel, be considered as acceptable. 
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Blockage Clarification (Refer to Paragraph 6) 

14 NRW states that the FCA v1.2 report has focussed on blockage risks solely from the 

Island Green culvert, and that the FCA should also assess the risks from blockages of the 

Town Centre culvert and the St. Giles Way culvert.  

15 However, in Section 4.4.3 of the FCA it is clear that our assessment has considered both 

the Island Green culvert and the St Giles Way culvert, with the former proving to be a 

worst-case scenario.  

16 In terms of the Town Centre culvert, this was not considered within the FCA given its 

location being way upstream of the site.  

17 Please note that the hydraulic modelling data provided to Weetwood by Wrexham County 

Borough Council that was utilised as part of the Weetwood FCA v1.2 report has assessed 

8 blockage locations along the River Gwenfro including the 3 aforementioned culverts. In 

order to select the most appropriate blockage scenario to utilise for the FCA v1.2 report 

Weetwood assessed the modelled outputs from all 8 blockage locations. 

18 For the avoidance of doubt the modelled flood levels at the site during the 1:1,000 

annual probability event including 100% blockages to culverts at Island Green, St Giles 

Way and the Town Centre are 76.49, 76.26 and 76.09 m AOD respectively. 

19 Therefore, the FCA v1.2 report has correctly assessed the impact of a blockage of the 

Island Green culvert, which is considered to be the worst-case scenario for the site.   

Offsite Flood Risks (Refer to Paragraph 7) 

20 NRW points out within its consultation response letter that there is a small area near the 

post office located off Town Hill that shows potentially more significant increased flood 

risk elsewhere; however, a review of the modelled outputs confirms that this is 

considered to be attributed to modelling anomalies and does not present actual increases 

expected within that area. 

21 NRW state that offsite impacts may increase should the car park be raised to satisfy its 

concern outlined in Paragraph 5 above; however, as explained in Paragraphs 9 to 13 

Weetwood do not consider it to be appropriate to raise ground levels.  

22 Currently, the impact on flood risk elsewhere is considered to be negligible and flood risk 

in the proposed car park is considered reasonable.  

Flood Hazards (Refer to Paragraph 8) 

23 The Hazard Rating has been calculated using the formula HR= d x (v + 0.5) + DF 

(where d = depth, v = velocity and DF = debris factor), which has been sourced from the 

DEFRA FD2320/TR2 Technical Report. 

24 The Hazard Rating for the site has been output directly from the hydraulic model using 

the ‘conservative’ land use function; this assumes a debris factor of 0.5 for flood depths 

between 0 and 0.25 m and 1.0 for flood depths above 0.25 m.  

25 The results are presented in Figure 2 below for the 100% culvert blockage scenario (i.e. 

the worst-case scenario). These show that the proposed car parking area would generally 

be expected to have a ‘very low’ Hazard Rating. This is considered an acceptable level of 

risk given the likelihood of causation i.e. the 1:100 +CC (20%) annual probability event 

coinciding with a 100% blockage of the Island Green culvert. 
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26 The proposed new residential building is accessed from the south of the site, which is 

expected to remain flood free. Therefore emergency access and egress should be 

available in all flood events. 

27 The Flood Hazard to existing building in the north and its associated access and egress 

route will remain the same as per the existing situation. However, it should be noted that 

access to the existing building from the southern portion of the site may improve post 

development.  

 

Figure 2. Hazard Ratings; Proposed Scenario 

 

Summary and Conclusions 

28 It is not considered feasible (see Paragraph 12) to raise the proposed car parking area 

for it to remain entirely flood free during the 1:100 +CC (20%) annual probability event 

including a 100% blockage of the Island Green culvert. Whilst this is sought by NRW in 

accordance with their interpretation of A1.14 of TAN15, the Hazard Rating (see 

Paragraph 25) for this unlikely combination of events is considered acceptable for a car 

parking area. Furthermore, most of the car park and access point is shown to remain dry.  

29 Further information has been provided with respect to calculated Hazard Ratings using a 

conservative debris factor. Within the car parking area a ‘very low’ Hazard Rating is 

expected.  

30 The off-site impacts on flood risk shown in the FCA v1.2 report are either shown to be 

negligible or owing to modelling anomalies.  
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