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P L AN N IN G S T AT EM EN T

P repared on behalfofU rban Developm entsand Construction L td. in support ofaFullP lanning

Applicationforthecreationof8detacheddw ellinghousestoreplacederelictfarm house,agricultural

and w orkshop buildingsat Gam ford House,Gam ford L ane,R ossett,W rexham ,L L 12 0EW ,including

landscapingandaccess.
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1.0 EX ECU T IVES U M M A R Y

1.1 W rexham County Borough hasashortage ofsuitable,available and deliverable brow nfield sites

w ithin the existing settlem ent lim its.W hilst som e ofthese brow nfield sitesm ay be developed as

w indfallsitesoverthe plan period,the quantum ofnew developm entrequired cannotbe m et.T he

absenceofanidentified fiveyearhousingsupply hasim plicationsfortheCounty Borough’sability to

constrain itssupply to settlem entlim its,and indeed to brow nfield sites.Both the lackofafive year

supply andtheneedtoincreasesupply arestrongm aterialconsiderations.

1.2 In considering the location ofnew housing there isapresum ption against developing open

countrysideunlessveryspecialcircum stancescanbedem onstrated.O urcase,dem onstratingthatthis

developm entproposalm eetsthe exceptionalcircum stancestestassetoutin P lanningP olicy W ales

edition10,isbasedonthefollow ing:

 T heAuthority cannotpresentany casefora5 yearhousinglandsupply;

 T hesiteisbrow nfieldland,previously w ithacom m ercialuse

 T heapproved schem epresentsanopportunity to deliveronarangeofsocial,econom icand

environm entalpolicy objectives

 T hatT AN 1 continuestohavesignificantm aterialw eight

 T hatthesitedoesnotm eetany ofthe 4 purposesofincludingand retainingtheland w ithin

theGreenBarrier

 T hattherearenoacceptableordeliverablealternativeusesand indeed w ehaveshow nthat

interm sofViabilitythissiteoutperform sallotherpossiblealternativehousingsites,including

theapprovedconversionschem e

 T he proposalsw illachieve sustainable developm ent in accordance w ith an em phasison

generatingsignificantandm utuallysupportiveeconom ic,housingstrategyandenvironm ental

benefitsw hichcollectively constitutesustainabledevelopm ent

1.3 W ew illdem onstratethatthestrategicpoliciesoftheW rexham U nitaryDevelopm entP lanforthe

broadlocationofdevelopm entaresatisfiedinthat:

 T hesettlem entlim itstow hichnew housingshouldbedirectedareoutdatedanddonothave

the brow nfield site capacity to m eet housing and econom icregeneration aspirationsofthe

County Borough.

 T he proposalsfor Gam ford House do not m aterially detrim entally affect countryside,

landscape/tow nscapecharacter,openspace,orthequality ofthenaturalenvironm ent.

 T hesiteispreviously developedbrow nfieldlandand,

 T he developm ent m aintainsthe existing settlem ent pattern and characterofthe County

Borough

T he proposalsconstitute acom bination ofconversion ofbuildingsin accordance w ith P olicy H3 and

infilldevelopm enttoachieveresidentialam enity w itharuralcharacter,incom pliancew ithP olicy H5.

1.4 T he design approach taken in these proposalsisforw ard looking and responsive to the

developm ent aspirationsofthe County Borough.T hisapproach isessentialto the successofthe

em ergingL ocalDevelopm entP lanandisarticulatedinthecom m entsoftheP lanningInspectoratthe

Exam inationoftheW rexham L ocalDevelopm entP lanin2016,w hohighlightedfundam entalconcerns

including:



Gam fordHouseConversionandR edevelopm ent P lanning S tatem entfor
Gam fordL ane,R ossett,W rexham L L 12 0EW U rbanDevelopm entsandConstructionL td.
____________________________________________________________________________________________________

____________________________________________________________________________________________________

AppletonDeeley P lanning andL andscape February 2019
R ef:ADP L /HBA/U D/11.18

3

 A significant shortfallin the supply ofhousing w hich,ifit w ere to be addressed,w ould

underm ine the strategy of the P lan of confining generalhousing to w ithin settlem ent

boundaries.

 T he overalllevelofgrow th proposed by the P lan m ay lack sufficient am bition in term sof

strengthening W rexham ’srole asakey hub asenvisaged in T he W alesS patialP lan 2008

U pdate,(reiteratedintheN orthW alesR egenerationP lan2018-2035).

 A lackofflexibility intheP lan,inparticularoverly rigidpolicies.

 T heapproachtogreenbarriersdoesnothaveadequateregardtonationalpolicy.

 Concern thatthe envisaged scale ofgrow th in the em ploym entsectorm ay be ham pered by

the lim ited poolofsuitably skilled w orkforce that w ould be likely to result from the P lan’s

m orerestrictiveapproachtohousinggrow th.

 Concernthattheproposedim balancebetw eenthescaleofem ploym entandhousinggrow th

m ay lead to em ployeescom m uting into the County to w ork,thuslim iting the econom ic

benefitstotheareaandincreasingcarbornejourneys.

 Although part ofCounty hasrecently been designated asan AreaofO utstanding N atural

Beauty,itw asacceptedatthehearingthattherew asnoreasontobelievethatthecharacter

oftheCounty w assuchthatitcouldnotaccom m odateany expansionofsettlem ents.

 Evidencefrom thehousebuildingindustryraisesconcernsthatm anyoftheallocatedsitesw ill

not com e forw ard in the short term because ofthe particular challengesin developing

brow nfield sitesin adifficult econom icclim ate w hen lendersare riskaverse in the face of

potentialunidentified abnorm alcosts.T he evidence provided in the EntecU rban P otential

S tudy (page 53) also indicatesthat forviability reasonsabrow nfield strategy w ould not

provideareliablesourceofsupply.

1.5 T hese proposalsaccord w ith the policy thrustthatthe Inspectorisseekingin the em ergingL DP .

W e therefore consider that w e have presented a strong justification for the Gam ford House

redevelopm entproposalstobeaccepted.

2.0 IN T R O DU CT IO N & BA CKGR O U N D

2.1 T hisP lanningS tatem enthasbeenpreparedby AppletonDeeleyP lanningandL andscapeactingon

behalfofU rbanDevelopm entsandConstructionL td.

2.2 T hesitecom prisesa2.10Haareaofpreviously developedlandlocatedonGam fordL ane,R ossett,

W rexham ,L L 12 0EW .It accom paniesand supportsthe subm ission ofaFullP lanning application to

W rexham County BoroughCouncil(W CBC)fortheproposedredevelopm entofthesiteforresidential

use.

2.3 T heform erdepotsiteisow nedbytheapplicants.T heyarelocaldevelopersw ithanexcellenttrack

recordofdeliveringhighqualityresidentialproperties,includingtheexceptionaldesignqualityGolden

Grovedevelopm ent(P /2015/0221).

2.4 T he purpose of thisP lanning S tatem ent isto provide an introductory background to the

application,adescriptiveappraisalofthesite,itslocation,settingand surroundings.Itw illpresenta

detailed description ofthe proposal,asum m ary ofthe design processand identifiesany key issues

w ithregardtoim pactsontheopencountryside.T hisS tatem entw illexam inethekeylocalandnational

planningpolicy fram ew orksapplicable to the redevelopm entproposalsand interpretthese in order

topresentthedetailedcaseinsupport,sum m arisingthereasonsw hy planningperm issionshould be

granted,w ithreferencetotheschem edeliverables,benefitsandnetgainsfrom thisdevelopm ent.
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2.5 T hisstatem ent,along w ith allthe othersupporting docum entation and plans,w illdem onstrate

that the proposed developm ent,subject ofthisapplication,isfully com pliant w ith nationalpolicy

guidanceandw iththeadoptedU nitaryDevelopm entP lanandem ergingL ocalDevelopm entP lan,and

isthereforeacceptable.

T heA pplicationP ack

2.6 T hisP lanningS tatem entshould be read in conjunction w ith the follow ingplansand docum ents,

w hichareenclosedasseparateitem sinthesubm issionpackage:

●  Architectural M asterplan draw ings: Hardie Brack Associates 

●  Design & Access S tatem ent: Hardie Brack Associates 

●  L andscape & Visual Im pact Assessm ent: Appleton Deeley P lanning and L andscape L td. 

●  T opographical S urvey: Hardie Brack Associates 

●  Ecological Assessm ent: T yrer Ecological Consultants 

●  P re-Application Consultation R eport: Hardie Brack Associates 

2.7T hisapplicationpacksatisfiesbothnationalandlocalvalidationrequirem ents.

2.8 T hese docum entsand draw ingsare allprovided w ith the enclosed application and item ised in

greaterdetailonaseparateP lanningApplicationsubm issionschedulespreadsheet.

S iteDescription

2.9 T he application site islocated close to the eastern built up edge ofR ossett and itsestablished

residentialestates.R ossett isalarge village to the north ofW rexham and ishom e to som e 3,500

residents.Gam ford Houseislocated on the northernside ofGam ford L ane,approxim ately 0.2 m iles

east ofthe village ofR ossett.T he historic village ofR ossett islocated approxim ately 8 kilom etres

north-eastofW rexham tow n centre.T he village isstructured along S tation R oad and ChesterR oad

(B5445).T heA483 (w hichform sabypassfortheVillage)boundsthevillageanditslandscapesetting

totheim m ediatew est.T hevillageisalsoboundtothesouthbytheR iverAlyn.T hesiteisw elllocated

w ithin easy accessto R ossett’svillage centre,w ith localschools,shopsand busroutesallw ithin a

reasonablew alkingandcyclingdistance.

2.10 T heproposeddevelopm entplotisrelativelysquareinplanshapehavingapproxim atedim ensions

118m in length by 98m in w idth atitsw idestpoints,providing atotalareaof13,105m 2 (3.23acres)

includingresidentialcurtilage.T hereisadjoiningagriculturalland surroundingtheapplicationsiteto

N orth,East and W est boundariesalso ow ned by the Applicant having atotalareaof8,215m 2

(2.03acres).

2.11 T he site featuresarange ofvacant,dilapidated farm buildingsand asingle derelict dw elling

house.Gam ford Farm w asoriginally aw orking pigfarm and then aw orkshop depotforcom m ercial

vehiclerepairs,buthasnow notbeeninuseforover12 years.T hebuildingsarenotsuitableforany

otheragriculturalpurpose,having been constructed specifically forpig farm ing.T heirlayout and

design are notappropriate form odern agriculturalrequirem entsand the econom iesofscale thatis

essentialforcom m erciallysuccessfulm odernfarm ing.Britishpigfarm ingdeclineddram aticallyduring

the1990’sduetocom petitionfrom m odernproductionunitsinm ainlandEurope.
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Fig.1 ApplicationR edL ineBoundary andareaoflandinapplicant’sow nershipm arkedby BlueL ine

2.12 T herearethreem ainaccesspointsontothesitefrom Gam fordL ane,onew iderentrancetothe

w est(accessingthe barns)and tw o sm allerentrance to the east(accessingtheGam ford House)one

ofw hichw illbe am ended to increasehighw ay safety.T he siteislevelw ithaslightfallfrom north to

southtow ardstheR iverAlyn.P erim eterhedgerow srun alongthew estern and easternperim eterof

the w idersite,(edged in blue),and shortstretchesofhaw thorn hedgerow sand buildingsdefine all

otherboundaries.DirectvehicularaccessisavailabletothesiteoffGam fordL anew hichlinksR ossett

w ithHolttothesoutheastandtheA534.

2.13 T he site isconsidered to be located in ahighly sustainable and accessible position to take

advantage of existing com m unity facilities and transportation related infrastructure and the

redevelopm ent of thisbrow nfield site m aking use of existing buildingsisthe m ost sustainable

approachtotheprovisionofnew housingintheCountyBorough,particularlyinasustainablelocation.

T he sustainability credentialsofthe proposalsare augm ented by the factthatthe developer,U rban

Developm entsandConstructionL td.,isalocalCom panythatem ploysaw orkforcefrom theW rexham

areaandsourceslocalsub-contractorsandsuppliers.

2.14 T heopportunity now existstosecurethedelivery ofnew housingofadesignthatrespondsto

today’sdem ands,attractingfam iliestosustainlocalservicesandam enities,w histrem ovingablight

onthelandscapethatiscurrently attractinganti-socialbehaviouratthesite.
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P lanningHistory

P /2016/0384 ChangeofU seand ConversionofBarnstoForm 8no.R esidentialU nits,Constructionof

2no. S em iDetached Dw elling Houses(replacem ent of existing farm house) and Dem olition of

R em ainingS tructuresAcrosstheS ite.Granted.

CB1060 R edevelopm entofthesitew ith18no.dw ellingsandassociatedgarages,includingconversion

ofexistingbuildingsandalterationtoexistingvehicularandpedestrianaccess.

R efused16.5.97.Appealdism issed19.11.97.

3.0 T HEP R O P O S A L S

3.1 T he application ism ade forFullP lanning P erm ission.T he description ofthe developm ent isas

follow s:

T he creation of8 detached dw elling housesthrough conversion and redevelopm ent to replace a

derelictfarm house,agriculturalandw orkshopbuildingsatGam fordHouse,Gam fordL ane,R ossett,

W rexham ,L L 12 0EW ,includinglandscapingandaccess.

T heaccom m odationschedulecom prisesthefollow ing:

8no.4 beddetacheddw ellingsat1.5to2.5storeysandadensity of9.1 dw ellingsperHectare.

3.2 O urapproachtodesigndevelopm enthasbeentoincorporatethem ostdistinctivecharacteristics

and featuresofthe existing site w here appropriate.T he design processhasresponded to the pre-

applicationadvicew ithincorrespondencew ithW rexham County BoroughCouncilandinthem eeting

of28th April2018.T heschem eseekstodeliverahighquality,contem porarydevelopm entthatcreates

aruralfeelfrom theexistingbuiltelem ents,w ithapositiveim pactuponthecharacterandopenness

ofthecountryside.

T heS etting

3.3 T he settlem entpatternofR ossettcom prisesacore around the routeoftheB5445 Chesterroad

andsurroundingham letsandclustersofagriculturalbuildings.T heS ettlem entR eview ofJanuary2018

redefinedtheeasternboundary ofR ossetttotheextentthatthesiteisnow closertotheedgeofthe

settlem ent. Early buildingsare characterised by red brick,renderand slate roofing construction

m aterials.Building are constructed in arange ofbuilding styles.Early housing islinear,structured

alongandw ithintheroadandlanepatterns.

3.4 T hestreetscapeandbuildingpatternhaslittlecorrelationw iththehistoricstreetandfieldpattern,

creatinglessstructured,lesscohesiveplaces.T heR iverAlyncontainsdevelopm enttothesouth,w hile

ChesterR oad containsdevelopm ent to the w est creating astrong,intact parkland landscape edge.

T heA483 by passesthevillageandprovidesconnectionstoW rexham ,Chesterandbeyond.

L ocalA m enities

3.5 S tation R oad,ChesterR oad and R ossettGreen are the principalhistoricassetsofR ossettVillage

and form the m ost defined and recognisable features.T hey provide the focusforallradialroutes

converging into the village,and the linearroutesalong w hich localcom m unity servicesare located.

Gam ford L aneisoneoftheseradialroutesand isw ithincom fortablew alkingand cyclingdistanceof

thew idervillage.
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3.6R ecently,DarlandHighS choolandS t.P eter’sP rim ary S choolhavecreatedcom m unity hubstothe

north ofthe historicvillage core.Assuch,allcom m unity hubsare w ithin w alkingorcyclingdistance

from theGam fordHousesite.

3.7 T he vehicularaccessto the site isproposed exclusively offGam ford L ane.Highw ay capacity w as

considered acceptable forthe approved conversion schem e ref.P /2016/0384 Asindicated on the

proposedsiteplanandlandscapedraw ing,tw oexistingaccesspointsaretoberetained.A thirdaccess

w illbe created to replace the accessto P lot1,to im prove highw ay safety.P lots1 and 2 w ould have

theirow nseparateaccessdirectly offthehighw ay w ithrem ainingpropertiesfrom thew iderw estern

entrancew hichw ould beam endedand im proved tosuittheproposed residentialuse.T heproposed

layout w ould provide safe entrance pointsw ith adequate visibility splaysof2.4m x 56m in both

directions.

3.8 W e can confirm that very carefuland selective hedgerow m anagem ent w illbe undertaken to

ensuretheestablishedlandscapescreeningw illrem aininplacealongw iththeperim eterboundaries

ofthesite.T heschem ehasbeendesigned toensurethattheruraledgeism aintained and enhanced

and that the style and characterbefitsthe location and itssurroundings.T he proposalshave been

developed around aholistic yet contained design solution that hasclosely follow ed the technical

advice ofthe m any disciplinesem ployed by the applicant and the responsesby the Councilin pre-

applicationdiscussions,(see3.13 below ).

3.9 T he applicant hasexplored the continued use ofthe site forcom m ercialprem isesand has

concludedthattheonly viableuseofthesitew ouldberesidential.

Fig.2 T hesiteisintensively developedandim pactingonopennessofthecountryside

DesignGuidance

3.10 P lanningP olicyW alesedition10 (P P W 10)introducestheconceptof‘placem aking’:‘P lacem aking

isaholistic approach to the planning and design ofdevelopm ent and spaces,focused on positive

outcom es.Itdraw suponanarea’spotentialtocreatehighqualitydevelopm entandpublicspacesthat

prom otepeople’sprosperity,health,happiness,andw ellbeinginthew idestsense.’

3.11 O urproposalshavebeendevelopedinaccordancew iththeprinciplessetoutinrelevantnational

andlocaldesignguidanceincluding:

W elshGovernm entT echnicalAdviceN otes:

• Design

• GuidanceonDesignandAccessS tatem ents

• S iteandContextAnalysisGuide

W rexham County BoroughCouncilL ocalP lanningGuidanceN otes:
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L P GN 07-L andscapingandDevelopm ent

L P GN 10 -P ublicO penS paceonN ew HousingDevelopm ents

L P GN 13 -HousingintheCountryside

L P GN 16 -P arkingS tandards

L P GN 17-T reesandDevelopm ent

L P GN 21 -S paceAroundDw ellings

L P GN 24 -DesigningoutCrim e

L P GN 27-Developm entContributionstoS chools

L P GN 28-AffordableHousing

L P GN 30 -Design

L P GN 32 -Biodiversity andDevelopm ent

P re-A pplicationDiscussions

3.12 T he applicant hasconsidered it essentialto engage w ith O fficersin seeking theiradvice and

guidancepertainingtothisproposal.

3.13 T herecentlyassentedT ow n& CountryP lanning(Developm entM anagem entP rocedure)(W ales)

(Am endm ent)O rder2016 placed afargreaterem phasisupon pre-application consultation w ith key

stakeholdersand aform alprocessw asactivated.T hisappliesonly to m ajorapplicationsw here the

siteexceeds1.0 haorw herethesiteinvolves10+ residentialdw ellingsand/orasiteover0.5 ha.T his

sitedoesnotm eetthem inim um criteriaforsuchconsultation.

3.14 N otw ithstandingthisw eundertookto hold detailed pre-applicationdiscussionsw ithO fficersat

W rexham County BoroughCouncil,on27th April2018.O fficersem phasisedthattheim pactsuponthe

opencountrysidecould only beacceptablethroughacarefully designed conversionschem eand that

otherhousing developm entsin the Borough successfully achieved a‘rural’ character.A furtherpre-

application m eeting w asrequested on 12th S eptem ber2018 but denied.A letterfrom W CBC w as

receiveddated27th S eptem ber2018w ithcom m entsontheproposals,(seeAppendixE).A num berof

significantissuesem ergedfrom thesepreapplicationdiscussionsandtheseareexam inedbelow .

4.0 T HEKEY P L A N N IN G IS S U ES

HousingDelivery

4.1 Itw asacknow ledgedatthepre-applicationm eetingthattheCounty Boroughdoesnothaveafive

yearhousingsupply.M oreover,thisisunlikely tochangeforatleastanotheryearuntiltheem erging

L ocalP lanhadbeenadopted.T heslippageintheproductionofaL ocalDevelopm entP lanpreparation

hasbeen severe and it placesthe Authority in an even m ore difficult position and asthe housing

backlog isbecom ing greater.A failure to addressthe issue ofhousing delivery w illm ean that the

backlogw illsim ply grow everlargerw ithoutperm issionsbeingbroughtforw ard.

4.2 P lanningP olicy W ales(Edition 10 Decem ber2018)setsoutthe land use planningpoliciesofthe

W elsh Governm ent and translatesthe Governm ent’scom m itm ent to sustainable developm ent.

P lanningP olicy W ales(P P W 10)indicatesatparagraph4.2.15 that:“ P lanning authoritiesm ustensure

thatsufficientlandisgenuinelyavailableorw illbecom eavailabletoprovideafive‑yearsupplyofland

forhousing judged againstthegeneralobjectives,scaleand location ofdevelopm entrequired in the

developm ent plan.T hism eansthat sitesm ust be free,orreadily freed,from planning,physicaland

ow nership constraintsand be econom ically viable,in orderto support the creation ofsustainable

com m unities.Forlandtoberegardedasgenuinely availableitm ustbeasiteincludedineitheraJoint

HousingL andAvailability S tudy” .
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4.3 T hereisaclearrequirem enttoprovidea5yearsupply ofhousinglandw ithinP P W 10.T heCouncil

hasyettoadoptitsem ergingL ocalDevelopm entP lananditsU nitaryDevelopm entP lan(14 Feb2005)

isnow outdated.T hishasim plicationsforthe County Borough’sability to constrain itssupply to

settlem entlim its:

P art6 ofT AN 1 relatestotheissueofhousingsupply andstatesthat:

“ 6.2 T hehousing landsupply figureshouldalsobetreatedasam aterialconsiderationindeterm ining

planning applicationsforhousing.W here the current study show saland supply below the 5-year

requirem entorw herethelocalplanning authority hasbeenunabletoundertakeastudy,theneedto

increase supply should be given considerable w eight w hen dealing w ith planning applications

providedthatthedevelopm entw ouldotherw isecom plyw ithdevelopm entplanandnationalplanning

policies.”

4.4 T helastW rexham County BoroughCouncilJointHousingL and Availability S tudy (JHL AS )for2013

presentsthe housing land supply for the areaat the base date of April2016. T he docum ent

acknow ledgesthat in the absence ofan up-to-date U nitary Developm ent P lan and adopted L ocal

Developm ent P lan (in accordance w ith paragraphs8.1 and 8.2 ofT AN 1),the Councilisunable to

dem onstratew hetherithasafiveyearsupply ornot,asithasno requirem entfigureto w hichitcan

w ork.T husW rexham isto be treated asnot having afive yearsupply and the latest Housing L and

M onitoringS tatem ent(April2017)confirm sitisazerosupply authority.

4.5 T he fact that the U DP cannot be treated asproviding an appropriate basisfor ahousing

requirem ent figure forajoint housing land availability statem entisaclearindicatorthatthe U DP ’s

approach to housing isout-of-date. Further,the fact that the Councilcannot m eet itsfive year

requirem ent show sthat settlem ent lim itsconstraining the ability to do so cannot continue to

com m andsignificantw eight.T heU rbanCapacityS tudyupdate(2013)identifiesashortageofsuitable,

available and deliverable brow nfield sitesw ithin existing settlem ent lim its.W hilst som e ofthese

brow nfieldsitesm aybedevelopedasw indfallsitesovertheplanperiod,thequantum ofneedcannot

bem etw ithoutconsideringtheneed forthereleaseofgreenfieldsitescurrently ontheedgeof,but

outsideexistingsettlem entlim its.

4.6 Incontrast,thepositionisassetoutinparagraph6.2 ofT AN 1 w hichisthattheneed to increase

supply shouldbegivenconsiderablew eight.T hequalificationfoundinparagraph6.2 – “ providedthat

the developm ent w ould otherw ise com ply w ith the developm ent plan” – isnot to be interpreted as

leadingto som e otherconclusion on w eightin such circum stancesbecause,ifthere w ere otherw ise

com pliance w ith the developm ent plan,aproposalw ould be approved anyw ay and the w eighting

adviceinparagraph6.2 w ouldnotbenecessary.T heprovisoissim plyarem inderthattheconsiderable

w eighttobegiventotheneedtoincreasesupply m ustbebalancedagainstnon-com pliancew iththe

developm entplan.

4.7 R ecent Appealdecisionsin W rexham dem onstrate very clearly the w eighting to be given to the

lackofafiveyearsupply andthereforetheneedtoincreasesupply:

R hosrobin appealdecision – lack ofafive yearsupply w eighed heavily in favourofthe proposed

developm ent(paragraph25 ofthedecisionletter)

Gresfordappealdecision– lackofafiveyearsupply carriedconsiderablew eight(paragraph19 ofthe

decisionletter)

M ineraappealdecision – the lack ofhousing land carried significant w eight (paragraph 16 ofthe

decisionletter).
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4.8 T hese w eightingsw ere applied notw ithstanding the conflictofthe proposalsin the above cases

w iththeGreenBarrierpolicy (P olicy EC1)oftheU DP andtheinterpretationofparagraph6.2 ofT AN 1.

N odifferentconclusioncouldbereachedfortheapplicationatGam fordHouse.Boththelackofafive

yearsupply andtheneedtoincreasesupply carriesconsiderablew eightinthisdeterm ination.

Delivery Challenges

4.9 InanexplorationofsuitablehousingsitestheAuthorityhaveproducedaS iteR egisterofcom m ents

and O fficerR esponses(doc.R ef.KP D14adated January 2018); in w hich it providesasum m ary of

com m entsm adeattheP referredS trategystageinrelationtothesinglecandidatesiteinR ossett(and

indeedacrosstheCountyBorough).T heR egisterhighlightsthephysicalandlegalconstraintsim peding

delivery andthatlargersitesw illplaceaburdenonlocalam enitiesandinfrastructure.

4.10 T he single candidate site in thispart ofthe County Borough isthe L and O ffHolt R oad ref.

R O 004AS .T he O fficerresponse to com m entsabout the site confirm that the lack ofdeliverable

Brow nfield siteshaveled to thisGreenfield sitebeingallocated forhousingunderP olicy H1.T hesite

itselfissubjecttoflooding,heritageandinfrastructurecapacity issues.T hecom m entssubm ittedand

the O fficer response indicate that even the allocated Candidate S itesare subject to planning

constraints,anditisw orthcom paringthequalitiesoftheapplicationsite:

• An im portantelem entofoursubm issionarethefinancialviability assessm entsofthisschem eand

the approved schem e. T he Gam ford House site isavailable,suitable and,of significant policy

im portance,it isviable.T here are no site orviability constraintsim peding deliverability ofthese

proposals,andcom parisonsw illbem adew ithothersitesintheCounty Borough.

• T he site iscurrently detracting from the characterofthe County Borough and hasadetrim ental

im pactupontheresidentialam enity ofnearby residents.

• T he sitew illnotexceed servicecapacity.W eareconfidentthatthrough appropriate dialoguew ith

thirdpartiesthatallservicesw illbeprovidedandim provedifrequired.T hedevelopm entislim itedto

8no.dw ellingsw hichensurestherew illbenostrainonlocalservicesandam enities.

• T he applicant isready to bring thissite forw ard fordevelopm ent,asisdem onstrated by the

subm ission ofthisapplication and the investm ent thereto;anum berofpeople have expressed an

interestinpurchasingaproperty atthissiteand dem onstratesthem arketappetite.Evidenceofthis

dem andisprovidedinAppendixD intheform ofanenquirytoW rightM arshallEstateAgents,Chester.

• W ehaveproventhroughourow nevidencebasethattherearenoknow ntechnicalenvironm ental

orengineeringconstraintsinbringingthesesitesforw ardfordevelopm ent.

• Allknow n issues(e.g. contam ination,drainage/floodrisk,ecological,highw ay/access,m inerals,

agriculturallandquality,treeandarchaeological)haveeitherbeenaddressedorareinhand.

4.11 W rexham ’sCandidate S itesAssessm ent P aperFeb 2016 statesthat,‘S m allS itesw illnot be

allocated in theL DP ,how everw herethesitesarerelatively constraintfreeand thereisaprospectof

them being developed overthe lifetim e ofthe L DP (2013 – 2028),there ispotentialforthem to

contribute to the w indfallsupply overthe P lan period. W here sm allsitesare located in existing

settlem entlim its,noactionneedstobetaken,asthesesitescancom eforw ardfordevelopm entatany

tim e provided any sitespecificconstraintissuescan be overcom e and the schem e com pliesw ith the

relevantdevelopm entm anagem entconsiderations.S im ilarly,thesitesonbrow nfieldlandintheopen

countryside could com e forw ard atany tim e underthe sam e proviso asthose w ithin settlem ent.’

(O urem phasis).
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4.12 T heAppraisalM ethodology asappliedtotheCandidatesitesandAlternativesiteshasbeenused

inasequentialapproachtoillustratetheschem e’scredentials.W ehaveassessedtheproposalagainst

som e ofthe key relevant policiesfrom the em erging L DP Deposit P lan and considerthe principal

policiesexam inedinS ection5 below tobethem ostrelevantandappropriateinthisinstance.

W rexham CBC L DP 2S iteAssessm entM ethodology (January 2018):

4.13 N ationalplanningpolicy and guidanceonthepreparationofL DP ’sand,inparticularadvicethat

‘T heL P A should apply asetofcriteriaorfiltering m echanism toclassify and prioritisesitesastotheir

acceptabilityforfurtherconsideration.Criteriaw illneedtoaddressdeliverabilityissuesandreflectthe

integratedplanobjectivessothatthey m eetsustainability appraisalrequirem ents’.

4.14 P aragraph3.39 ofP P W 10 statesthat,‘W henidentifyingsitesintheirdevelopm entplansplanning

authoritiesshouldconsiderpreviouslydevelopedlandand/orunderutilisedsiteslocatedw ithinexisting

settlem entsinthefirstinstancew ithsitesontheedgeofsettlem entsconsidered atthenextstage.It

isrecognised,how ever,thatnotallsitesofthisnaturearesuitableforalltypesofdevelopm ent.’

At S tage 1 ofthe assessm ent,no sm allsitesprogressed to the allocation stages. How ever,the

m ethodology statesthat;

‘W heresm allsitesarelocatedinexistingsettlem entlim its,noactionneedstobetaken,asthesesites
can com e forw ard fordevelopm ent at any tim e provided any site specific constraint issuescan be
overcom e and the schem e com pliesw ith the relevant developm ent m anagem ent considerations.
S im ilarly,thesiteson brow nfield land intheopencountrysidecould com eforw ard atany tim eunder
the sam e proviso asthose w ithin settlem ent. O nly those sitesw here the constraintscannot be
overcom e or those on Greenfield land in the open countryside w hich are not proposed asrural
enterprisedw ellingsarelikely tobeunsuitablefordevelopm entandhavebeendiscounted.’

4.15Inaccordancew ithP lanningP olicy W alesthefollow ingcriteriashouldinfluencetheallocationof

housingsitesintheL DP :-

 the availability ofpreviously developed sitesand em pty orunderused buildingsand their

suitability forhousinguse;

 thelocationofpotentialdevelopm entsitesand theiraccessibility tojobs,shopsand services

by m odesotherthanthecar,andthepotentialforim provingsuchaccessibility;

 the capacity ofexisting and potentialinfrastructure,including public transport,w aterand

sew erage,otherutilitiesand socialinfrastructure (such asschoolsand hospitals),to absorb

furtherdevelopm ent,andthecostofaddingfurtherinfrastructure;

 thescopetobuildsustainablecom m unitiestosupportnew physicalandsocialinfrastructure,

includingconsiderationoftheeffectontheW elshlanguage,andtoprovidesufficientdem and

tosustainappropriatelocalservicesandfacilities;

 the physicaland environm entalconstraintson developm entofland,including,forexam ple,

the levelofcontam ination,stability and flood risk,takinginto accountthe possible increase

ofsuch risk asaresult ofclim ate change,and the location offragile habitatsand species,

archaeologicalandhistoricsitesandlandscapes;

 the com patibility of housing w ith neighbouring established land usesw hich m ight be

adversely affectedby encroachingresidentialdevelopm ent;and

 thepotentialtoreducecarbonem issionsthroughco-locationw ithotheruses
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4.16AlthoughtheGam fordHousesitew asconsideredtoosm alltobeassessedforallocationitisclear

thatitw ould have scored w ellagainstthese criteria.How ever,Gam ford House isaprim e candidate

asaw indfallsiteand theim portanceofthissourceofsupply tom eettheplanningrequirem entover

theplanperiodisexam inedbelow :

Fig.3 L DP HousingP rovisionCom ponents2013-2028(asatJan2018)

4.17 Itisclearthatasignificantnum berofw indfalldw ellingsare required to m eetthe L DP Housing

R equirem ent.W iththeprincipleofresidentialalready acceptedonthesitetheproposalsatGam ford

Houseshouldbeconsideredfavourably inordertom eetthisneed.

4.18 T he above table isfrom the Housing T opic P aper supporting the L DP subm ission and

dem onstratesthatthehousingprovisionrequiresam arkedly higherbuild ratethanhasbeenseenin

the past(average com pletionsover10 yearsis426 dw ellingsayear)and seeksastep change in the

delivery ofnew hom esintheCounty.

4.19 T he potentialdelivery ofhousing at Alternative S itesR egister schem esw ith sim ilar policy

constraintstoGam fordHousehavebeenconsideredandcom m entssum m arisedbelow (Fig.4):

S iteref: Address Area(Ha) P olicy ConstraintstoDelivery

GR E005AS Horsley L odge 1.02 P redom inantly new housinginthe
countrysideasonly theL odgecould
beconverted

GW Y001AS R uthinR d,
Bw lchgw yn

8.52 Currently bestandm ostversatile
agriculturalland.N ew housinginthe
countryside.

L L 003AS Ballsw ood Q uarry 53.94 Activem ineralsite.N ew housingin
thecountryside.

N EW B001AS T aylors,M inera 2.29 R em otefrom settlem ent.N ew
housinginthecountryside.
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O 003AS BangorR d 2.75 Greenfield.N ew housinginthe
countryside.

R O 002AS ChesterR d,R ossett 6.00 Currently bestandm ostversatile
agriculturalland.N ew housinginthe
countryside.

W R 002AS M oldR d A483 2.10 Accessissues.N ew housinginthe
countryside.

4.20 T heallocatedsiteatR ossett,com prisingtw oparcelsoflandtothew estofGam fordHouse,have

recently been refused planning perm ission foratotalof132no.dw ellings,(P /2018/0560).T he sites

are outside the settlem ent boundariesand w ithin the Green Barrierand S pecialL andscape Area

designations,and contain Grade 2 and 3aagriculturalland and aportion ofBestand M ostVersatile

L and.T he proposalspresented adetrim entalim pact upon pedestrian safety due to the increased

vehicleandpedestriantrafficthatadevelopm entofthisscalew ouldgenerate.

4.21 A furthersitethatw illnotcontributetohousingsupply isthesiteatAlynDriveasitw asrem oved

from the listofhousingallocation sitesby the P lanningInspectoratthe L DP 1 subm ission stage.T he

constrainttodevelopm enthereisthatthesiteisentirely w ithinthezoneC2 FloodP lain.O fthe14no.

sitesproposed forallocation in the L DP 2 that are located outside the settlem ent lim its,allofthem

containatleastsom eBestandM ostVersatileL and,w hilsttheGam fordHousesitehasnone.

4.22 P ara 9.4.9 of the Developm ent M anagem ent M anual acknow ledges that the evidence

underpinning the em erging L DP could be used asam aterialconsideration w hen m aking planning

decisions.

Brow nfieldL and

4.23 N ationaland localpolicy expressastrong and clearpreference forthe use ofbrow nfield land.

P aragraph4.9.1 ofP lanningP olicy W ales(P P W )statesthat“ P DL should,w hereverpossible,beusedin

preference to greenfield sites,particularly those of high agriculturalor ecologicalvalue.” T he

application site in thiscase not only liesclose to the edge ofthe revised settlem ent boundary of

R ossett but it isalso previously developed land w hich retainsalegacy ofdilapidated and derelict

buildings,togetherw ith abundant hardstanding.T he site hashad buildingson it since the late 19th

century anditsusehascontinuedtoreflecttheeconom icandsocialneedsoftheCounty Borough.

4.24 W rexham U DP P olicyP S 3 providesthat“ developm entshouldusepreviouslydevelopedbrow nfield

landcom prisingvacant,derelictorunderusedlandinpreferencetotheuseofgreenfieldland,w herever

possible” .T heapplicationsitecom prisesvacant,derelictandunderusedlandandisinaccordancew ith

P olicy P S 3.

4.25 Itisalsoofrelevancethatbrow nfieldcapacity intheCounty Boroughislim ited.P aragraph3.2 of

BP 2:S ettlem entHierarchyandDevelopm entP otential(revisedFebruary2016)m akesitclearthatthe

m ajority ofbrow nfield siteshave been developed,that itisapparent thatthe housing requirem ent

cannotbe accom m odated on brow nfield sitesalone and thatgreenfield allocation isinevitable“ due

to the lim ited capacity on brow nfield sites.” T he L DP 2 P referred S trategy concludesthat,‘T here isa

lack ofbrow nfield capacity to accom m odate projected household grow th in the County Borough.’

S uitable and available brow nfield land such asfound on the application site istherefore aprem ium

resource.Itsdevelopm entw ould reducetheneed toreleaselesspreferablegreenfield land fornew

housing.
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4.26T hesearchsequencew hichissetoutinparagraph4.9.1 ofP P W inrespectofhousingallocations

in developm ent plansprovidesthat the starting pointshould be “ the reuse ofpreviously developed

landandbuildingsw ithinsettlem ents,thensettlem entextensionsandthennew developm entaround

settlem entsw ithgoodpublictransportlinks.” ItisclearthattheCouncilcannotm eetitspressingneed

foradditionalland forhousingonpreviously developed land w ithinsettlem ents.Itisequally obvious

that,ifpreviously developed land w ithin settlem entscannot provide the required extracapacity,

previously developed land outside settlem ent lim itsshould,providing it isotherw ise suitable,take

sequentialpreferenceovergreenfieldlandoutsidesuchlim its.Inthiscase,thereuseofthispreviously

developedsiteisinaccordancew ithN ationalP olicy (P P W 10).

4.27 P reviously developed land isapolicy construct depending on afactualstate ofaffairs,not on

issuesoflaw fulness.Itistobedistinguishedfrom ,forexam ple,aperm itteddevelopm entrightw hich,

ifitw erebasedonanexistingusew oulddependonthelaw fulnessofthatuse.

P reviousL andS upply Data(largeS ites)forW rexham :

4.28 T he historic figuresshow aconsiderable and persistent undersupply ofhousing in the area

com pounding the undersupply ofhousing w ithin the Council’sarea.Historically,W rexham County

BoroughCouncilJointHousingL andAvailability (JHL AS )S tudy for2013 acknow ledgesthatexpediting

planningapplicationsistheonly viablealternativeto increasehousingland supply intheshortterm .

T he current application seeksto assist in the increase in the supply ofhousing land w ithin the

W rexham CountyBoroughareainlinew iththerequirem entsofP lanningP olicyW alesandT AN 1 (S ee

Appendix 1 form oredetail).

S ustainableDevelopm ent

4.29 O n the 29th April2015 the W ellbeingofFuture GenerationsActbecam e law .T hisActplacesa

duty on allpublic bodiesin W alesto ‘carry out sustainable developm ent’.P lanning P olicy W ales

(P P W 10) prom otessustainable developm ent in term softhe location ofdevelopm ent,re-use of

previously developed land and by setting m inim um sustainable building standards.T he objective of

m inim ising the need to traveland increase accessibility by travelm odesotherthan private carsis

stressed.Higherdensitydevelopm entisencouragednearlocationsorcorridors,w hicharew ellserved

by publictransport.T hesiteisservedby fouldrainage,a90m m w aterm ainandelectricity supply.

4.30 P ara1.17 P lanningP olicy W alesedition10 states‘L egislationsecuresapresum ptioninfavourof

sustainable developm ent in accordance w ith the developm ent plan unlessm aterialconsiderations

indicateotherw isetoensurethatsocial,econom ic,culturalandenvironm entalissuesarebalancedand

integrated.’ It identifies‘O utcom es’ that a developm ent m ust m eet to achieve sustainability

objectives,including:

• Isaccessibleby m eansofactivetravelandpublictransport

• P rioritisestheuseofpreviously developedlandandexistingbuildings

• U nlockspotentialandregenerates

• Isofhighquality andbuilttolast

• Hashom esandjobstom eetsociety’sneeds

4.31 O urproposalsare designed to achieve these outcom es.R esidentsofthe developm ent w ould

havetotravelsom e450m toaccesslocalam enitiessuchthenearestschool,nonethelesssuchw alking

distancesarenotunusualasevidencedby theN ationalT ravelS urvey 2012 (N T A).InadditionM anual

forS treets(M fS ) advocatesthat w alking offersthe greatest potentialto replace short cartrips,

particularly thoseunder2km .
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4.32 P P W 10 placesastrongem phasisontheim portanceofgooddesignandthecreationofplacesto

live that are safe and attractive.T hisishighlighted asbeing the responsibility ofallthose in the

developm entprocess,atallscalesw ithP P W placinggreaterem phasisonquality,gooddesignandthe

creationofplacestolivethataresafeandattractive.Itseeksthem ostefficientuseoflandw ithw ell-

designedlivingenvironm entsandvarieddesignratherthanareasofm onotonouscharacter.

4.33 AsaresultoftheissuesanddrivershighlightedintheP referredS trategy,areview oftheexisting

evidencebasesurroundingthehousing,includingnationalandlocalpolicyhasidentifiedthefollow ing

additionalissuesanddriversthatshouldbetakenintoaccount;

W hen building new hom esit isim portant that their im pact on the environm ent iscarefully

consideredandthatthey areofahighstandardofdesign,enhancingratherthanhavinganegative

im pactonexistingcom m unities.

4.34 P P W also seeksto prom otesustainability throughgood design.P aragraphs4.11.1 and 4.11.2 of

P P W providethefollow ingdefinitionofdesign:

“ Designistakentom eantherelationshipbetw eenallelem entsofthenaturalandbuiltenvironm ent.

T o create sustainable developm ent,design m ust go beyond aestheticsand include the social,

environm entaland econom icaspectsofthe developm ent,including itsconstruction,operation and

m anagem ent,and itsrelationship to itssurroundings. Good design can protect and enhance

environm entalquality,considertheim pactofclim atechangeongenerationstocom e,helptoattract

businessandinvestm ent,prom otesocialinclusionandim provethequality oflife… ”

P P W 10 P aragraphs4.11.4 – 4.11.12 provide guidance on the requirem entsofgood design.T hese

include:

 Inclusiveandaccessibledesign;

 P rom otingtheefficientuseofresourcesincludingland;

 T acklingthecausesandprovidingeffectiveadaptationtotheeffectsofclim atechange;

 O fferinghighenvironm entalquality,includingopenandgreenspaces.

4.35 T he visualappearance ofproposed developm ent,itsscale and relationship to itssurroundings

and context,are m aterialplanning considerations.L ocalplanning authoritiesshould not attem ptto

im poseaparticulararchitecturaltasteorstylearbitrarily andshouldavoidinhibitingopportunitiesfor

innovative design solutions.P P W indicatesthatconsideration should be given to the re-use ofrural

buildingsforcom m ercialuse before residential.How ever,the policy recognisesthat conversion for

com m ercialuseoftenhasam oredetrim entalim pactuponthecharacterofabuildingasm oreofits

featuresw illbe lost.O urproposalsaim to protect and enhance distinctive featuresofthe existing

buildings.

4.36 For the purposesofform ulating our proposalsdesign sustainability istaken to m ean the

relationship betw een allelem entsofthe naturaland built environm ent.S ustainability m ustinclude

the social,environm entaland econom ic aspectsofthe developm ent,including itsconstruction,

operationandm anagem ent,anditsrelationshiptoitssurroundings.T helocationishighly sustainable

andthesiteisw ellservedby facilitiesavailableinR ossettincluding:

• S tP eter’sP rim ary S chool

• DarlandHighS chool(S econdary)

• DarlandL eisure& Activity Centreandcom m unity room (atDarlandHS )

• AlynFam ily Doctors
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• R ossettP harm acy

• R ossettDentalCare

• P rem ierVillagestoreandCo-operativeconveniencestore

• “ O utreach” P ostO fficeofferinglim itedservice

• R ossett& BurtonVillageHalls

• L lyndirHallandR ossettHallHotels

• GoldenL ion,T heAlyn,N agsHeadandT heGriffinP ublicHouses

• M achineHouseR estaurantandS unW ahChineseT akeaw ay

• GatehouseVeterinary clinic,BAS C O ffices,R ossettBusinessP ark

• BusR outes:ArrivaN o1

• P lacesofw orship;including ChristChurch,Christthe King CatholicChurch,aBaptistchurch and a

P resbyterianChapel.

4.37 A num berofT echnicalAdvice N otesw ithin P lanning P olicy W alesseek to ensure sustainable

developm ent:

T AN 5:N atureConservation & P lanning (2009)T hisdocum entcontainsspecificguidance abouthow

the land use planning system should contribute to protecting and enhancing biodiversity and

geologicalconservation.T hecurrentGreenBarrierinw hichthesitew assituatedw asreview edw ithin

the‘S trategicGreenW edgeR eview S tage1’ docum entdatedFebruary 2016.

T AN 15:Developm entandFloodR isk(2004)

4.38 T hisdocum ent coversflood risk from allsourcesincluding surface w aterand identifiesthe

acceptability requirem entandtherelevantdevelopm entadvice.Itstressesthatinallfloodriskzones,

any developm entw illrequireanappropriatedrainagestrategy todem onstratethatthedevelopm ent

itselfw illnotcreate,increase orexacerbate surface w aterflood risk.T he site isw ithin Environm ent

AgencyW alesZoneB andfurtheradvicew illbesoughtfrom Environm entAgencyW alesregardingthe

prelim inary floodriskassessm entundertakenaspartoftheschem edesign.S ection8andAppendix4

ofT AN 15 dealspecifically w ith surface w ater run-offfrom new developm ent and require that

“ S ustainable Drainage S ystem s” (S uDS )be considered atavery early stage preferably in the form of

blue/greenInfrastructurew hichcanblendseam lesslyintothedevelopm entw ithinpublicopenspace.

T AN 18:T ransport(2007)

4.39 T hisrequirestransportand m ovem entto beconsidered atthe strategicand detailed level.T he

W rexham U nitary Developm entP lan,paragraph 3.4,relatesto S ettlem entS trategy and statesthat:

“ L argescaleextensionsofsettlem entsw hichoccurredinthepastarenolongerappropriate” .R ossett

isclassedasaR uralVillageandthesettlem entstrategystates,“ T herangeofservicesavailableinthese

settlem entsisgenerally confinedtothosem eetingpurely localneeds.T hesettlem entsthem selvesare

surrounded by attractive countryside and som e are not conveniently accessible by publictransport.

N ew developm entisthereforerestrictedtosm allsites.”

4.40 T he follow ing U nitary Developm ent P lan S trategic policiesrelate to the broad location of

developm entandinform anassessm entofsustainabledevelopm ent:

P olicy P S 1 N ew developm entforhousing,em ploym ent,and com m unity servicesw illbe directed to

w ithindefinedsettlem entlim its/em ploym entareas.

P olicy P S 2 Developm entm ustnotm aterially detrim entally affectcountryside,landscape/tow nscape

character,openspace,orthequality ofthenaturalenvironm ent.
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P olicyP S 3 Developm entshouldusepreviously developedbrow nfieldlandcom prisingvacant,derelict

orunderusedlandinpreferencetotheuseofgreenfieldland,w hereverpossible.

P olicy P S 4 Developm ent should m aintain the existing settlem ent pattern and character and be

integratedw iththeexistingtransportnetw orktohelpreducetheoverallneedtotravelandencourage

theuseofalternativestothecar.

4.41 Im portantly,the proposalsrespond to the Housing S trategy and Econom ic Developm ent

aspirationsofL DP 2 by providing large,high specification executive hom esthat w illencourage the

leadersofindustry to investin em ploym entusesin the Borough.T hisprovision m eanslesstravelto

em ploym entareasfrom outside,andlesscom m utingintotheCounty Borough.

S ettlem entL im its

4.42 In the absence of an up-to-date U DP and adopted L DP ,in accordance w ith latest W elsh

Governm ent Guidance on JHL AS ,T AN 1,there isno requirem ent foraL ocalAuthority to produce a

JHL AS andtheauthorityisconsideredtohaveazerolandsupply.How ever,inordertoinform thelevel

ofhousingprovisionrequired intheforthcom ingL DP ,itisstillnecessary tom onitorthehousingland

supply w ithin the County Borough along w ith the num ber of com pletions. T he Housing L and

M onitoring S tatem ent2017 isofrelevance to the assessm entofhousing supply.T he five-yearland

supply com prisessitesw ith outline or fullplanning perm ission,sitesw ith aresolution to grant

planningperm issionsubjecttothesigningofasection106 agreem entand rem ainingsiteallocations

from theU DP ,categorisedasprescribedinT AN 1.

4.43 T he W rexham S ettlem ent Boundary R eview (January 2018) identified under section 3.

Developm entS ites:-3(a)S itesidentifiedasKeyS trategicS itesorN on-strategicsettlem entextensions.

T hisam endedthedevelopm entboundary toincludeallocatedsites,and

3(b) Additional S m all sites/Infill sites. Developm ent boundary am ended to include previously

unidentifiedsitessuitablefordevelopm ent10 orlessdw ellings,includingbrow nfieldsitesontheedge

ofsettlem ents.

4.44 T he Gam ford House site fitsw ith 3(b)above.T he conclusion m ustbe thatthe U DP settlem ent

lim itsare outofdate and m ustbe given significantly reduced w eight.T hatisin line w ith paragraph

2.8.4 ofP P W w hich statesthat it isforthe decision-m akerto determ ine w hetherpoliciesin the

adopted U DP are outdated forthe purposesofdeterm ining aplanning application butadvisesthat,

w here such judgm entism ade,localplanningauthoritiesshould “ givetheplan decreasing w eightin

favourofotherm aterialconsiderationssuchasnationalplanningpolicy,andthepresum ptioninfavour

ofsustainabledevelopm ent.”

4.45Asaresult,thepressuretoreleasesom eGreenBarriersitesinadvanceoftheL ocalDevelopm ent

P lan having reached adoption m ust be asignificant m aterialconsideration. W e have assessed

w hetherornotthesitehassignificantim pactuponthepurposesoftheGreenBarrier.T hesitem ust

be considered on itsindividualm erits,w ith housing land supply and im pactson opennessofthe

countrysidebeingthekeym aterialconsiderations.Additionally,anappraisalofthesite’ssustainability

credentialsm ustalsobetakenintoaccount.

4.46 R ossettcom prisessom e1,364 existinghouseholds(2015 census)and theproposalrepresentsa

m odestincreaseinhouseholdgrow th,w hichisnotconsideredtobeeithersignificantorunsustainable

foracom m unity ofthissize.
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4.47 InFebruary 2017 W rexham County BoroughCouncilpublished itsGreenBarrierR eview and this

site isproposed to no longerbe classified asGreen BarriernoraS pecialL andscape Areaonce the

em erging L DP hasbeen adopted.How ever,w e have undertaken adetailed L andscape and Visual

Im pactAssessm ent(L VIA)aspoliciestow ardsnew housingin the open countryside stillrequire that

theim pactsoftheproposalsonthecharacteroftheopencountrysidem ustbeacceptable.

O penness

4.48 W e considerthat the L andscape and VisualIm pact Assessm ent elem ent ofthissubm ission

underpinstheview thatthedevelopm entofthissiteforresidentialdevelopm entisvisually lostvery

quickly asyou m oveaw ay from thesiteandtheL VIA servestodem onstratethattheim pactuponthe

w iderGreenBarrierw illbenegligible.

4.49 InApril2018 M em bersofW rexham County BoroughCouncilapproved (forpublicconsultation)

the DepositS trategy version ofthe em ergingL DP and allofitssupportingevidence base.T hey have

thereforeconferredw iththeirO fficers’ recom m endationsw ithrespecttoGreenBarrierreleasebeing

acceptable.T heprioritym ustthereforebegiventoreleasingthem ostlogicalandsustainablelocations

fornew developm ent and,the sequentialassessm ent ofthe candidate sitesand alternative sites

illustratesthat there are few optionsw hich are capable of delivering grow th ofany scale and

substance asonly afew infillsitesnow rem ain,(see section 5 below ).T hisproposalisconsidered to

beatalocationthatisavailable,achievable,viableanddeliverable.

4.50 Green Barrierpolicy isenshrined in P P W (Edition 9 N ovem ber2016)S ection 4.8 and reflected

locally by theU DP P olicy EC1.Atthepre-applicationm eetingof27th April2018 itw asacknow ledged

that the W rexham U DP failed to passthistest in providing any reasoning forthe Green Barrier

designation over large sw athesof land that could have been easily protected through U nitary

Developm entP lanpoliciestow ardsopencountryside/landscapepolicy designations.

4.51 In addressing the im pactsofdevelopm ent on such areasP P W states(P ara4.8.12)that factors

such as“ openness,topography and thenatureofurban edges” should be taken into account.T hese

havebeenacknow ledgedandaddressedintheattachedL andscapeandVisualIm pactAssessm ent.

4.52 T heprovisionsofW rexham ’sU DP P olicyH5andGDP 1 requirethattheproposalsensurethatany

builtdevelopm entinitsscale,designand layout,and initsuseofm aterialsand landscaping,accords

w iththecharacterofthesiteandm akespositivecontributiontotheappearanceofthenearbylocality.

Ifnot,itw ould have to be classified as“ inappropriate developm ent” asitdoesnotm eetone ofthe

exceptionsofcurrent U DP P olicy EC1 and isadeparture from the developm ent plan. T he test

therefore hasto be thatthe proposalm eetsexceptionalcircum stancesw here otherconsiderations

clearly outw eightheharm .T heseexceptionalcircum stancesw illbeexam inedbelow .

4.53 Itisrecognised (inbothP P W and U DP P olicy)thatthereareessentially 4 purposesforincluding

landintheGreenBarrierandtheseare:

 T opreventcoalescenceofurbanareasandvillagesw ithothersettlem ents

 T oassistinsafeguardingthecountrysidefrom encroachm ent

 T oprotectthesettingofurbanareasandvillages

 T oassistinurbanregenerationsby encouragingtherecyclingofderelictandotherurbanland

4.54 In dealing w ith each purpose in turn w e w illdem onstrate that thissite no longerfunctionsor

m eetsitsdefinition ofGreen Barrierand itslossw ould nothave asignificantim pactupon any ofits

purposes:
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T opreventcoalescenceofurbanareasandvillagesw ithothersettlem ents:

T he redevelopm entofthissite w illtake place w ithin atightly defined and defensible boundary.T he

site isvisually contained and enclosed by defined physicalboundaries.Itw illnottherefore resultin

any coalescencew ithneighbouringsettlem entsfortheclosestdefinedsettlem entisHolttothesouth

eastandtheham letofT revalynisw ashedoverGreenBarrier.

T oassistinsafeguardingthecountrysidefrom encroachm ent:

A sensitiveandsym patheticdesignsolutionhasbeendevelopedtobevery low density (9.1 dw ellings

perhectare)using asm uch ofthe existing builtfabricaspossible.Itscharacterand style hasarural

feelw ithretentionofexistinglandscapingandnew plantingandbiodiversityareas.Anyencroachm ent

m ustbe considered alongside volum etriccalculationsw hen considering im pactson ‘openness’.T he

proposed developm ent isself-contained and the additionalvolum e carefully accom m odated.T hus,

the countryside w illbe protected and thisdevelopm ent w illnot harm orim pact upon the w ider

‘openness’ ofthe countryside,asdem onstrated by the L andscape and VisualIm pact Assessm ent

(L VIA).

T oprotectthesettingofurbanareasandvillages:

T hesettingofR ossettisnotdefined by thispieceofland butby them oresensitiveopenparkland to

the w estofChesterR oad on the otherside ofthe settlem ent.T hissite doesnot contribute to that

settingand characterandthedevelopm entw ould alsonotunderm inethesettingorcharacterofthe

eastern sideofR ossettashasbeen dem onstrated by the L VIA,butinstead enhance and redefine its

urbanedge;thebenefitofitbeingcontained by astronglandscapeenclosureand thatdevelopm ent

w ithinitw illbediscreetand haveasoftruraledgetoit.T heW rexham S ettlem entBoundary R eview

ofJanuary 2018 hasexpandedthispartofR ossettsothatGam fordHouseisnow edgeofsettlem ent.

T oassistinurbanregenerationby encouragingtherecyclingofderelictandotherurbanland:

T he developm entofbrow nfield land in W rexham haspeaked and the availability ofsuitable,viable

and developable brow nfield sitesism inim alto such an extentthatfew are now com ing forw ard to

deliverhousinglandsupply.T hereisarecognitionthatGreenBarrierandopencountrysidem ustnow

beidentified toservethefutureneedsofdeliveringjobs,hom esandotherinfrastructure.T heGreen

Barrierisnolongerservingthispurposeand isunderm iningregenerationand econom icgrow th.T he

L DP 1 strategy oftryingtoforceallnew developm entintounviableareasand notreleaseany land on

the edgeofsettlem entshasso farfailed.A new strategy istherefore required asL DP 2 em ergesand

theGreenBarrierR eview ispartofthis.

4.55 L ocalprecedentdoesexistin respectofthe Authority agreeing to the release ofGreen Barrier

sitesforhousing (w ith housing land supply cited asaprincipalreason)and som e exam plesofthese

includethefollow ingrecentcasesinW rexham :

CaseR eferenceP /2014/0021 R uabonBusinessP arksite:R eleaseofgreenbarrierstriptofacilitatethis

proposalw asconsideredtobeacceptableinthelightofthepressingneedforadditionalhousingland.

P erm ission granted to W ynnstay Fram ing Co.L td foram ixed-use schem e of319 houses,care use,

foodstore,pub,lightindustrialandhotel.

CaseR eference:P /2015/0178,Appealreference:AP P /H6955/A/14/2229577 P ontAdam ,R uabon:O n

appealthe case broughtby Castlem ead w asdism issed solely on highw ay grounds,butthe Inspector

recognised thathousing land supply tookprecedence and thatallothertechnicalm attershad been
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satisfied.P erm issionhasnow beensubsequentlygrantedfor19 residentialdw ellingsw iththehighw ay

issuehavingbeenresolved.

Case R eference:P /2013/0545 Appealreference:AP P /H6955/A/15/3135730 Hafod T ileries,R uabon:

Gladm an w ere refused perm ission forthisopen countryside site that liesoutside ofthe closest

settlem ent (Johnstow n)but w on on appealfor300 new dw ellings.T he Inspectornoted that the

settlem entpolicy (P S 1)w hich seeksto focusgrow th w ithin defined settlem entsiseffectively outof

date and carrieslim ited w eight given the lack ofhousing supply and thisoutw eighscountryside

protectionpolicies.

Casereference:P /2014/0262 ChestnutCourt,S um m erhill:Itw asrecognised thathousingland supply

outw eighedthelossofthisgreenbarriersiteandperm issionw asgrantedtoCastlem ead(S G Estates)

for20 residentialdw ellings.

Casereference:P /2015/0790 BoozeyFields,Gw ersyllt:P erm issionapprovedfor56hom esintheGreen

Barrier:Itw asrecognisedthathousinglandsupply outw eighedtheGreenBarrierdesignation.

Case reference: P /2014/0905 Appeal reference: AP P /H6955/A/16/3147116 Hom e Farm , L lay:

P erm issiongrantedonappealforupto365 dw ellingsonedgeofsettlem entinopencountryside.

4.56 T he Authority produced a“ S trategicGreen W edge R eview :S tage 1” reportin February 2016 as

partoftheirP referredS trategyconsultationexercise.T hestage1 review w aslim itedtojustW rexham

tow n and the W estern villages.T hisstudy hasnow been enhanced by the S tage 2 report (L DP 2

evidence docum ent ref.EBN B01)dated O ctober2017 that hassought to addressthe fullerGreen

Barriercontext ofW rexham to include the areasofGreen Barrieraround R ossett,M arford and

Gresford(therelevantextracttothisdocum entisprovided– seeAP P EN DIX C).

4.57 T he R eview proposesto retain strategicGreen Barrierbetw een R ossett and P ulford;betw een

R ossettandM arford/Gresfordand;betw eenR ossettandT revalyn.Butim portantly itrecognisesthat

GreenBarrieroughtto berem oved coveringtheareacom prisingtheapplicationsiteasitw ould not

m aterially lessen the gap betw een R ossett and T revalyn and thisconcursw ith the findingsofour

L andscape & VisualIm pact Assessm ent and isconsistent w ith P ara4.8 ofP P W edition 10.T hisis

illustratedby theU nitary Developm entP lan(U DP )P roposalsM apextractsshow nbelow (Fig.5):

Gam fordHouse
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Fig.6

4.58 In addition,the Deposit S tage hasalso involved consideration ofthe U DP landscape policy

designationofS pecialL andscapeAreas.Evidencebasehasbeenprepared onbehalfoftheAuthority

by T ACP and an S L A S tudy undertaken in January 2017 (L DP evidence doc.R ef.EBN B03)w hich finds

that land ought to be released from thisdesignation in com pliance w ith P P W guidance and the

assessm entundertaken.

4.59 T he County Borough hasfollow ed thisadvice and dram atically reduced the areaofS L A,w hich

againconcursw iththeL andscape& VisualIm pactAssessm entw ehaveundertaken,asshow nonthe

plansbelow :

Gam fordHouse
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Fig.7

Fig.8

Gam fordHouse

Gam fordHouse
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Environm entalIm pactA ssessm ent:

4.60 Allnew housing developm entsw ith asite areaover0.5 hectaresrequire screening to decide

w hetherornot an Environm entalIm pact Assessm ent isrequired.A screening note isattached at

AppendixE,anditisconcludedthataS trategicEnvironm entalIm pactAssessm entw illnotberequired.

Deliverability

4.61 T headviceem bodiedw ithinP lanningP olicy W alesisthatitw ouldbehelpfulfortheapplicantto

dem onstratethatsitesw ouldcom eforw ardandw erenotjustbeingprom otedonaspeculativebasis.

Inthiscasetheapplicantisstrongly com m ittedtobringingforw ardGam fordHousefordevelopm ent.

A signaloftheirintentisthe tim e and effortspentin prom oting the site through the em erging L DP

processbut also investing significant resourcesin producing aFullP lanning subm ission that has

involvedcom m issioningdetailedassessm ents,viability studies,surveysanddesignw ork.

4.62 T he applicantshave invested in ahigh quality design solution asthey w ish to ensure thatthey

raisethestandard oftheresidentialofferinR ossettto preserveitsstatusasadesirableplaceto live

andaugm entlocalproperty values.

4.63 T he applicantsw illbe the developersofthissite and have taken stepsto ensure that w hat is

beingproposedis“ fitforpurpose” andcom m erciallyattractivetothem arketasalocation,layoutand

product.AsalocalCom pany they w ish to secure afuture forR ossettand reinforce theirreputation

forhighquality developm ent.

4.64 T here isevidence ofinterestfrom estate agents(see Appendix D)and itisconsidered thatthis

dem onstratesthesitescredentialsasanattractiveandviabledevelopm entproposition.T heapplicant

hassought to ensure alltechnicaland design issueshave been resolved priorto subm itting for

planning.Assum ingaperm issionisachievedby aroundsum m er2019 theprojectedtim escaleforthis

w illinvolveastartonsitebytheendof2019.W etrustthatthisnarrativeandthesupportingevidence

provideddem onstratesthattheapplicantisseriousanddeliverability ofthesiteisproven.

P rincipleofDevelopm ent

4.65 W here afive-yearland supply doesnotexist,T AN 1 indicatesthatthe need to increase supply

should be given considerable w eight w hen dealing w ith planning applications,provided that the

developm entw ouldotherw isecom ply w iththeDevelopm entP lanandN ationalP lanningP olicies.

4.66 S etw ithinthiscontexttheproposed redevelopm entm ustbeassessed onitsow nm eritsand as

requiredbyparagraph5.1 ofT AN 1,theneedtoincreasehousingsupplyshouldbe‘givenconsiderable

w eight’ w hen dealing w ith planning applications,provided that the developm ent w ould otherw ise

com ply w ith nationalplanning policies.P lanning P olicy W alesincludesa‘presum ption in favourof

sustainabledevelopm ent’,againstw hichthisapplicationshouldbeassessed.

4.67T heintroductiontoP P W 10 atparagraph1.4.3 states:“ T heW elshGovernm enthasspecificduties

regardingequalopportunitiesandsustainabledevelopm entundertheGovernm entofW alesAct2006

andtheW ell-beingofFutureGenerations(W ales)Act2015.T heW ell-beingofFutureGenerationsAct

(W ales)2015 placesaduty on the W elsh M inisters(and otherpublicbodies)to produce w ell-being

objectivesand take reasonable stepsto m eet those objectivesin the context ofthe principle of

sustainabledevelopm ent.”
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4.68 P aragraph 4.3 ofthe P P W advisesthat: “ T he W ell-being ofFuture Generations(W ales) Act

establishesa‘sustainabledevelopm entprinciple’ w hichm eansthatadefined publicbody m ustactin

am annerw hichseekstoensurethattheneedsofthepresentarem etw ithoutcom prom isingtheability

offuturegenerationstom eettheirow nneeds.”

L ocation

4.69 P P W 10 para3.37 states,‘An essentialcom ponentforasustainableplaceisw heredevelopm ent

istobelocated.Developm entplansw illprovidethebasisforthisbyidentifyingareasandsitesfornew

developm ent.T hisw illbebasednotonly ontheconsiderationoftheneedsofexistingurbanandrural

areasbutalsofuturerelationshipsbetw eenurbansettlem entsandtheirruralhinterlands,particularly

inthelightofensuring strong ruraland urbancom m unities,m aintaining placesw hichareresilientto

the effectsofsocialand econom ic change and are resilient in the light ofthe im pactsofclim ate

change.’

4.70 T hesiteislocated ontheedgeofR ossettw hichisnoted asbeingan‘U rbanVillage’ intheU DP .

T heseurbanvillagescom prisethelargersettlem entstothenorth,w estandsouthofW rexham T ow n.

W hile their range ofservicesisnarrow er than W rexham ,they are capable ofsupporting som e

additionalgrow th,particularlyonderelictorunderusedland.T heseidentifiedservicesensurethesite

hasdirectaccesstolargernearbytow nsandcitiesforem ploym entopportunities.T hesiteistherefore

served w ellduring the m ain part ofthe day allow ing forw ork,shopping and daytim e leisure trips,

thereforenegatingtheneedtorely ontheprivatecar.

4.71 T helocationofGam ford Housew ould notneed to solely rely onprivatecarsto accessservices,

educationorem ploym entandinterm sofitslocationandservices,scoreshighly from asustainability

perspective.

S um m ary ofKey P lanningIssues

4.72 In sum m ary,ourcase,in dem onstratingthatthisdevelopm entproposalm eetsthe exceptional

circum stancestestassetoutinP P W ,isbasedonthefollow ing:

 theAuthority cannotpresentany casefora5-yearhousinglandsupply;

 thatT AN 1 isofsignificantm aterialw eight;

 thesitedoesnotm eetanyofthe4 purposesofincludingandretainingthelandw ithintheGreen

Barrier;

 the proposalscontribute tow ardsm eeting the County Borough’seconom ic developm ent

aspirations,astheprovisionforexecutivehousingisbothavehicleforregenerationasw ellasan

essentialcom ponentintheattractionofhightechresearchanddevelopm entfacilities.

4.73 T hese cum ulatively presentacom pelling case asto w hy thisschem e should be supported and

grantedplanningperm ission.

5.0 P L A N N IN G P O L ICY CO N T EX T

5.1 T he purposeofthissection ofthe statem entisto setoutthe hierarchy ofplanningpolicy thatis

considered relevantto theconsideration ofthisapplication;these are separately exam ined in detail

by assessingandinterpretingthem eritsoftheproposalsagainstthem ,w ithaview todem onstrating

the case in support ofthe developm ent proposals.T he legaltest forallplanning decisionsisto
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determ ine the application in accordance w ith the statutory developm ent plan unlessm aterial

considerationsindicateotherw ise.

5.2 A m aterialconsiderationw illbew hetherthedevelopm entm anagem entfram ew orkisuptodate.

T heplanningfram ew ork(forthepurposesofS ection38(6)oftheP lanningandCom pulsory P urchase

Act2004)currentlycom prisestheDevelopm entP lan(theW rexham U nitaryDevelopm entP lan)w hich

w asadoptedinFebruary 2005.

5.3 S ection 38(6)ofthe Act confirm sthat in determ ining planning applications“ any determ ination

m ust be m ade in accordance w ith the developm ent plan unlessm aterialconsiderationsindicated

otherw ise” .Caselaw (suchasR .Cum m insvCam denL BC 2001)hasestablishedthatforaproposalto

be in accordance w ith the Developm entP lan itisnotnecessary foritto accord w ith each and every

policy,ratheritshouldconform w iththeplanasaw hole.

5.4 T he finalpart ofourpolicy analysisisto considerany “ otherm aterialconsiderations” .T hisw ill

include assessingw hetherthe proposalsare in conform ity and accordance w ith nationalpolicy (the

W elsh S patialP lan,P lanning P olicy W ales,T AN ’s,Interim M inisterialP lanning S tatem ents)and any

non-statutory guidance (e.g. best practice). It is concluded that national and non-statutory

considerationsalsosupporttheproposals.

5.5 W e w illnow considerreasonsw hy the proposaland the principle ofthe proposed developm ent

m eetsandconform stothesepoliciesassetoutbelow .

N ationalP olicy Fram ew ork

P L AN N IN G P O L ICY W AL ES (2018)EDIT IO N 10

5.6 P lanningP olicy W ales(P P W 10)setsthecontextforsustainablelanduseplanningpolicy inW ales,

w ithinw hichlocalplanningauthorities’ statutory U nitary Developm entP lansandL ocalDevelopm ent

P lansare prepared and developm ent controldecisionson individualapplicationsand appealsare

taken.

5.7 P P W 10 para1.2 states; ‘T he prim ary objective ofP P W isto ensure that the planning system

contributestow ardsthe delivery ofsustainable developm ent and im provesthe social,econom ic,

environm entaland culturalw ell-being ofW ales,asrequired by the P lanning (W ales)Act 2015,the

W ell-being ofFuture Generations(W ales)Act 2015.’ It follow sthat,in line w ith the presum ption in

favour of sustainable developm ent (para1.17),applicationsfor planning perm ission should be

determ ined in accordance w ith the approved oradopted developm ent plan forthe area,unless

m aterialconsiderationsindicate otherw ise. T hese include current circum stances,policiesin an

em ergingdevelopm entplan and planningpoliciesofthe W elsh Governm ent.Allapplicationsshould

beconsideredinrelationtoup-to-datepolicies.

T he application isconsidered to be in accordance w ith the adopted developm entplan forthe area,

w ithfurtherm aterialconsiderationstosupportthisview .

Chapter4 – P lanningforS ustainability

5.8P aragraph2.12 states:“ P lanningshouldseektom axim isedeliveryofoutcom esagainstallaspects

ofw ell-being/sustainable developm ent,thusseeking to m axim ise contributionstow ardsallofthe

goalsoftheW ell-being ofFutureGenerationsAct.T hiscan beachieved by adopting aplacem aking

approach.”
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5.9 Five Key sustainable developm ent principlesare established,including; M aking best use of

resources,andCreating& sustainingcom m unities.

5.10 T he proposal m inim ises land take by utilising previously developed buildings,avoiding

developm enton Greenfield sites.T he rem ovalofhardstanding and the introduction ofnew garden

areasw ith associated treesand plantsw illconsiderably enhance the biodiversity of the site.

Considerationw illbegiventotheuseofperm eableparkingareas.

5.11 T hedevelopm entm inim isescarbonem issionsby utilisingexistingbuildings,w ithenergy already

locked into the construction.Few ernew m aterialsand theirassociated em issionsfrom production,

transport and construction stagesw illbe required. T hisisan im portant factor to consider in a

com prehensiveassessm entofthesustainability oftheschem e.

5.12 T he site isnotlocated w ithin the centre ofR ossettbutcan be reached by m ethodsotherthan

privatecar.Cyclingisaviableoptionandtherearepublictransportlinksw ithinR ossettintheform of

abusservice(Arriva1).

5.13 T hedevelopm entw illrespectthecharacterofthesurroundingareainutilisingexistingbuildings

and retaining theirtraditionalcharacterand form ,w ith sensitive alterationsw here necessary.T he

proposalsinthiscaseareinaccordancew iththekeyprinciplesandkeypolicyobjectivesofsustainable

developm ent.

5.14 T heproposalsareconsidered sustainableand enjoy thebenefitofthepresum ptioninfavourof

sustainable developm ent em bodied in P P W 10.T he contribution ofthe proposalsto rem edying the

deficiency in the supply ofm arket housing isabenefit w hich isentitled to considerable w eight.

Environm entalbenefitsareachievedintheform ofanim provem entinthecharacterandappearance

ofthearea,theredevelopm entofasitew hichm akesnopositivecontributionatpresent.

5.15 P P W 10 isclearly insupportofaproposalsuchasthis.Itintroducesa“ presum ptioninfavourof

sustainable developm ent” ,w here developm entsenhance the econom ic,socialand environm ental

w ell-beingofpeopleandcom m unitiesnow andoverthelongterm andthatw eightisgiventonational

policy indeterm iningindividualapplicationsw herepolicy inadoptedorapproveddevelopm entplans

isoutdated orsuperseded (para1.17).T he P lanning (W ales)Act w aspublished and granted R oyal

Assentin July 2015.Itincluded statutory provision forsustainable developm entto be atthe core of

allplanningdecisionsanddevelopm entplanningpolicy andstandardsofpre-applicationconsultation

by bothapplicantsandtheservicestobeprovidedby L P A’stofacilitateengagem ent.

5.16 T he m ost relevant T AN ’s(and M T AN ’s) that are considered to be m aterialforthe current

applicationcom prisethefollow ing:

• T AN 1 :JointHousingL andAvailability S tudies(2015)

• T AN 2 :P lanning& AffordableHousing(2006)

• T AN 5 :N atureConservation& P lanning(2009)

• T AN 6 :P lanningforS ustainableR uralCom m unities(2010)

• T AN 12 :Design(2016)

• T AN 15 :Developm ent& Floodrisk(2004)

• T AN 18:T ransport(2007)

• T AN 22 :S ustainableBuildings(2010)

• T AN 23 :Econom icDevelopm ent(2014)
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5.17 W e w illsum m arise the key and salient and pertinent pointsfrom each ofthem below .Asa

generalcom m entw econsiderthattheproposalsatGam fordHousecom ply w iththem all:

T AN 1 requiresthateveryAuthoritym ustpublishonanannualbasisanditidentifiesw hathousingland

supply they considerispresent.T he Councilreleased itslast Joint Housing L and Availability S tudy

(JHL AS 2014)in M arch 2015.P P W (P ara9.2.3)statesthat it isarequirem ent ofallAuthoritiesto

provide a5 yearhousing land supply.How ever,the last published figures(JHL AS 2014)show that

W rexham hadjust3.1 yearssupply;dow nfrom 3.4 yearsin2013,3.5yearsin2012,3.9 yearsin2011,

5.35 yearsin2010;thusthetrajectory isthatitisdecreasingevery yearand w ithno adopted L DP to

identify futuresourcesofsupply thesituationisforecastto only getw orse.W eareaw arethatm ore

recentfiguresfrom 2016 suggestthesupply hasplum m etedtojust1.14 yearssupply.

5.18 T AN 1 how everprovideseven greaterguidance and clarity and P aras6.2.8.1 and 8.2 are of

particularpertinence;forthey statesthatw hereacurrentstudy show slessthan5 yearstheneed to

increasesupply (by approvingm oredevelopm ent)shouldbegivenconsiderablew eightw hendealing

w ith planning applicationsprovided that the developm ent w ould otherw ise com ply w ith the

developm entplan and nationalpolicy.How ever,w here there isan expired U DP and/orno adopted

L DP inplacetheAuthority w illeffectively beconsideredtohaveazerosupply.

5.19 T heL DP 2 Delivery Agreem entdateiscontinuingtoslipintothefuture.T hisplacestheauthority

inapositionw hereitm ustseektohaltthegrow ingshortfallinhousinglandsupply.

5.20 T AN 2 P ara10.12 recognisesthatitisim portantthatthereisadequatehousingprovisioninrural

areastom eettheneedsoflocalpeopleandtocontributetothedelivery ofsustainablecom m unities.

5.21 T AN 5P rotectedspeciesandhabitatshavebeenassessedandexam ined;w ithanextendedP hase

1 EcologicalAssessm entundertaken.N ew areasofbiodiversityareproposedanda‘darkcorridor’ and

bufferisidentifiedalongthenorthern/easternperim eterofthesiteforbats.

5.22 T AN 6 Although m ainly dealing w ith agriculturalrelated developm ent thisT AN doesseek to

supportdevelopm entthatw illservetoenhancethefuturesustainabilityofruralcom m unitiesthrough

new residentialopportunities.P ara3.1.2 ofT AN 6 statesthat:P lanningauthoritiesshouldsupportthe

diversificationoftheruraleconom yasaw aytoprovidelocalem ploym entopportunities,increaselocal

econom icprosperity and m inim ise the need to travelforem ploym ent.N ew housing isan im portant

vehicleforthegrow thoftheruraleconom y.

5.23 T AN 12 P ara2.5states:Gooddesignisnotinevitable.Itrequiresacollaborative,creative,inclusive,

processofproblem solving and innovation – em bracing sustainability,architecture,place m aking,

publicrealm ,landscape,andinfrastructure.T hedesignsolution,asdescribedintheDesignandAccess

S tatem ent,dem onstratesthatT AN 12 hasbeen follow ed and hastaken asensitive and sym pathetic

approach in response to the localnaturaland built environm ent assets.S im ply converting these

buildingsseverely com prom isesgood design.How ever,the proposed m odificationsand extensions

required tom eetstandardsofresidentialam enity arem odest.Dw ellingsareretained ontheexisting

building footprint set out w ith reasonable separation betw een the built form sw hilst providing

adequateinterfacedistancestodeliverpositiveim pactonthesite.

5.24 T AN 15– Developm entandFloodR isk(2004).T AN 15containsadevelopm entadvicem ap(DAM );

based on Environm ent Agency and British GeologicalS urvey m apping. T he DAM show sthree

developm entadvicezones,A,B,C.ZonesA andB areareasofgenerally low risk(i.e.outsidethem ain

riverflood plain).Zone C representsthe extrem e flood outline,and isfurthersubdivided into tw o

zones.T hesiteliesw ithinFloodZoneB oftheDAM m ap.T hesitem ay beunderlainby soilsthatcould
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besuitableforinfiltration.T hesitecurrently drainstothew atercourseandtheexistingim perm eable

areasthatare to be retained w illcontinueto drain asperthe existingsituation.Itisconsidered that

surfacew aterstorageshould notberequired in thisinstance giventhesignificantbetterm entw hich

w illalready beprovidedovertheexistingsituationinrelationtorunoffratesandvolum es.

5.25T AN 18P reapplicationadviceconsideredthatafullT ransportAssessm entw ouldnotbenecessary

forthe m odest scale ofthisdevelopm ent.Highw ay im pactsw ere considered underthe approved

applicationP /2016/0384.W ebelievethisshow sthatthesiteislocatedinahighlysustainablelocation

andaccessible.

5.26 T AN 22 T he standard Code w illbe m et and building R egulationsw illserve to ensure buildings

m eetcurrentstandardsofsustainability.

5.27 T AN 23 T hisisofsignificant m aterialw eight given that P P W defineseconom ic developm ent

broadly so that it can include any form ofdevelopm ent that generatesw ealth,jobsand incom e

(includingresidential).Itfollow stherefore,thattheeconom icim pactoftheseproposalsm ustbegiven

seriousw eight;thenatureandextentofthebenefitsareprovidedinthesum m arytothissection.P ara

1.15 recognisesthateconom iclandusesincludeconstructionandhousebuilding.P P W referenceson

anum berofoccasionsthe need to align housing and jobsand the delivery ofm eeting affordable

housingneedinasustainabletraveltow orkarea.

5.28T hem ostrelevantandpertinentP aragraphsinT AN 23 com prisethefollow ing:

P ara1.2.1 Asaconsequenceitisessentialthattheplanning system recognises,andgivesduew eight

to,the econom icbenefitsassociated w ith new developm ent.Key factorsin determ ining the w eight

and benefitsofsupportingschem esw illbeto askthequestionsofw hatviable alternative usesexist

forGam fordHouse,how m any jobsw illbedirectly providedandw hatotherspecialm eritm ightexist.

T hisschem ew illdeliverand generatem any constructionand supply chainjobsand thenew housing

w illservetosupportenhancedlocalservicesandfacilitiesonceoccupied.

5.29 T AN 23 discussessupportingstrongruraleconom ies;recognisingthatsustainabledevelopm entis

essentialto building strong and vibrant ruraleconom iccom m unities;and it isim portant in aligning

existingandfuturehom esandjobs.

T heW elshL anguage

5.30 T he im pact that developm ent m ay have on the W elsh language isam aterialconsideration.

How ever,P P W 10 also advisesthat decisionsm ust not introduce any elem ent ofdiscrim ination

betw een individuallinguisticability,and should not seekto controlhousing occupancy on linguistic

grounds.

5.31 L P G31 definesCeiroe Valley,P ant,P oncian,Coedpoeth,Johnstow n,P enycae and M inervaas

language sensitive W ards. R ossett isnot classed asalanguage sensitive W ard so there isno

requirem entforanim pactassessm enttobecarriedoutinrespectofthisdevelopm ent.

L ocalP lanningFram ew ork

Em ergingL DP 2

5.32 T he L DP assubm itted in 2012 w asw ithdraw n forreasonsthatm ustcarry significant w eight in

the assessm entofthe currentapplication.T he P lanningInspector’sR eporthighlighted fundam ental

concerns:
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• A significantshortfallin the supply ofhousingw hich,ifitw ere to be addressed,w ould underm ine

thestrategy oftheP lanofconfininggeneralhousingtow ithinsettlem entboundaries.

• A failureintheP lantorespondtoitsow nevidencebase.

• An incoherent use ofevidence e.g.short and long term trendsused inconsistently to justify low

housingfigures.

• T he overalllevelof grow th proposed by the P lan m ay lack sufficient am bition in term sof

strengthening W rexham ’srole asakey hub asenvisaged in T he W alesS patialP lan 2008 U pdate,

(reiteratedintheN orthW alesR egenerationP lan2018-2035).

• S om e policieslack effect,are unduly onerous,pullin the opposite direction to theirintended

objectives,andcontaindraftingerrors.

• A lackofflexibility intheP lan,inparticularoverly rigidpolicies.

• T heapproachtogreenw edgesdoesnothaveadequateregardtonationalpolicy.

• Concern that the envisaged scale ofgrow th in the em ploym ent sectorm ay be ham pered by the

lim itedpoolofsuitablyskilledw orkforcethatw ouldbelikelytoresultfrom theP lan’sm orerestrictive

approachtohousinggrow th.

• Concern thatthe proposed im balance betw een thescale ofem ploym entand housinggrow thm ay

lead to em ployeescom m uting into the County to w ork,thuslim iting the econom icbenefitsto the

areaandincreasingcarbornejourneys.

• Although part ofCounty hasrecently been designated asan AreaofO utstanding N atural

Beauty,itw asaccepted atthe hearingthattherew asno reason to believe thatthe characterofthe

County w assuchthatitcouldnotaccom m odateany expansionofsettlem ents.

• Evidencefrom thehousebuildingindustryraisesconcernsthatm anyoftheallocatedsitesw ill

notcom eforw ardintheshortterm becauseoftheparticularchallengesindevelopingbrow nfieldsites

in adifficult econom ic clim ate w hen lendersare risk averse in the face ofpotentialunidentified

abnorm alcosts.T he evidence provided in the EntecU rban P otentialS tudy (page 53)also indicates

thatforviability reasonsabrow nfieldstrategy w ouldnotprovideareliablesourceofsupply.

5.33 Any localplanningpolicy assessm entm ustconsiderthe“ W rexham U nitary Developm entP lan” ,

w hich w asadopted in February 2005 and w hose plan policiesare currently being used for

Developm entControlpurposes.T heplanperiodranfrom 1996 to2011.

5.34 Given itsprim acy,adopted statusand the fact (m ost of) itspoliciesare considered to be

(generally) up to date,adegree ofw eight can stillbe attached to the relevant policestherein.

How ever,the plan hastechnically expired and in the light ofT AN 1 guidance (January 2015) the

Authority cannolongerdem onstratea5-yearhousingland supply and m oreover,thereareN ational

policies(P P W 10)thathavecom eon-stream sincethatm ustbeaffordedsignificantw eight.

5.35 W rexham County Borough Councilispursuing the replacem ent ofthe U DP w ith the L ocal

Developm ent P lan (L DP )w hich w illcoverthe plan period 2013 to 2028,but the plan hasnot been

throughExam inationandbeenadoptedand,untilithasbeen,P lanningP olicy W ales(edition10)para

2.14 m ust apply.At the tim e ofw riting the L DP 2 hasreached the S ubm ission P lan stage w ith afull

suite ofevidence base and draft policiesand allocations,and assuch,w e considerthat significant
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w eightm ustapply,despiteitnothavingbeensubjectofabindingInspectorsR eport.W econsiderthat

theproposalsforGam fordHousem eetthefollow ingO bjectives:

R elevantL DP 2 O bjectives

5.36 O bjective 1:M eet the future needsofagrow ing population by providing the right type,m ix,

quality and am ount of developm ent and infrastructure in sustainable and accessible locations,

ensuring that the role ofW rexham asakey settlem ent ofnationalim portance in the W alesS patial

P lanW rexham – Deeside– Chesterhubisstrengthened;

O bjective2:Fosterm ixedcom m unitiesbydeliveringhousing,includingaffordablehom estom eetthe

needsofthe County Borough,ensuring arange ofdw elling types,sizesand tenure through the

identification of deliverable housing land allocationsw ith supporting social,environm entaland

physicalinfrastructure;

O bjective 6: P rom ote and encourage ahealthy,active and safe lifestyle that im provesw ellbeing

through increasing accessibility to servicesand facilitiesby locating developm ent in sustainable

locations,protectingourgreenspacesforpeopleandw ildlifeanddesigningsafe,secureandw alkable

com m unities;

O bjective 9:R educe the need to travelby carby locating new developm entin the m ostsustainable

locations,w ithinaccessibledistancesbyfoot,bicycle,busandrailtojobs,schools,com m unity,leisure

and health facilities,hom esand shops,asw ellasseeking to alleviate know n highw ay infrastructure

capacity constraintsontheroadnetw orkw ithintheCounty Borough.

5.37 T heCouncil’spublished L DP 2 DepositP lan(doc.R ef.KS D04 dated M arch2018)seeksto deliver

8,525dw ellingsovertheplanperiod.T hissitew illcontributetothishousingdeliveryrequirem entand

im portantly w illalso seek to addressthe delivery oflarge executive hom esthat are not viable at

alternative sites.T he challenge thatR ossettfacesw ith justasingle allocation isthatithasvery few

opportunitiesforanythingotherthanm inorinfillasnolargerbrow nfieldsitesexist.

5.38W econsiderthatsequentiallytheonlylogicallocationtoreleaselandisupontheapplicationsite

astherestofthesettlem entfacessom eseriouschallengesincludingthefollow ing:

 O penparkland settingtothew estofthem ainChesterR oad (B5445);T hisiskey tothecharacter

and settingofR ossett;developingherew ould resultinavery significantchangetothecharacter

ofthevillageandaccessislim ited.

 T hekeystrategicgapthataffordstheseparationofsettlem entsw ithintheneighbouringAuthority

and the settlem ent ofP ulford,liesto the north w here there isGreen Belt,w hilst another

im portantstrategicgapislocatedtothesouthbetw eenthevillageandM arford.

 Floodriskto the south ofHarw ood’sL ane w ith the R iverAlyn and anotherfloodriskareato the

north

 P ooraccessibility throughto land located tothew estw hichw ould also sufferfrom noiseim pact

generatedby therailw ay lineandthebusy A483

5.39 W ethereforeconsiderthattheapplicationsiteoutperform sallotheralternativesitesthathave

been prom oted oridentified in the L ocalP lan and by otherspeculative subm issions.T he application

siteperform sonalllevels,isfreefrom constraint,isdeliverableandoughttobeencouraged.

5.40 Inthem eantim e,theapproachshouldbetoidentifytheprovisionsofthe(existingandem erging)

developm entplananddeterm ineifthisapplicationisinaccordanceorinconflict.Ifincom pliancethe
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starting pointw illbe to approve ourproposalsby granting planning perm ission asthe decision isin

accordancew iththeplan.

5.41 T he extract ofthe U DP proposalsm ap (provided earlierabove in thisstatem ent) presently

illustrateshow R ossett isenclosed by aGreen Barrier P olicy EC1 and S pecialL andscape Area

designation,U DP P olicyEC5.T heS trategicGreenW edgeR eview S tage2,O ctober2017andtheS pecial

L andscape AreasS tudy,January 2017,have concluded that these designationsshould no longer

im pactupontheGam fordHousesite.

5.42 ItisthereforeessentialtoconsiderP olicyH3 andP olicyH5oftheU DP ,butw ehavealsoassessed

andtestedtheproposalsagainstallrelevantlocalandnationalpoliciesandconsiderthoselistedbelow

tobethem ostrelevantandappropriateinthisinstance.

P S 1 BroadL ocationofDevelopm ent:T heU DP requiresthatdevelopm entshouldbedirectedtow ards

defined settlem ent boundaries. S uch settlem ent lim itsare out of date and can only com m and

significantly reduced w eight.Correspondingly,the requirem ent ofthispolicy that developm ent be

confinedtosettlem entlim itsisalsosubjecttothesam edim inishedw eight.

P S 2 Developm entshouldnotm ateriallyordetrim entallyaffectcountryside,landscapecharacter,open

spaceorthequality ofthenaturalenvironm ent.T heexistingsettlem entpatternincludestheVillage,

ribbondevelopm entalongtheradialroutesandw ellestablishedclusters.T heGam fordHousesitehas

beendeveloped sincethe19th century,and thecontributionthatsuchsitesm aketothecharacterof

thelandscapeisexam inedinm oredetailintheL andscapeandVisualIm pactAssessm ent.O urdesign,

landscape,treesand ecology evidencedem onstratesthattheproposalsw illnotharm suchinterests

by virtueofthesite’senclosedandcontainedcharacterandtheretentionofhedgerow andecological

habitats.

P S 3 Developm entshouldpreferablyusepreviouslydevelopedlandw hereverpossible.T heprevioususe

oftheGam fordHousew asascom m ercialprem isesforthestorageandrepairofdistributionw agons.

P S 4 Developm ent should m aintain the existing settlem ent pattern and characterand be integrated

w ith the existing transport netw ork. T he existing settlem ent pattern includesthe w ell-established

clustersthat surround R ossett and Gam ford House liesclosest to the Village w ithin com fortable

w alkingandcyclingdistance.

P S 8 T ransport.T hesiteislocated w ithinw alkingdistanceofm any oftheam enitiesand servicesthat

theT ier3 settlem entofR ossetthastooffer.Junction7 oftheA483,1.5 m ilesfrom thesiteprovides

excellentaccesstotheregionalroadnetw ork.ChesterR oadpassesthroughR ossett450m w estofthe

site.R oute1 operated by Arrivarunsbetw eenW rexham BusS tationand ChesterR ailw ay S tationvia

Gresford,M arford,R ossett,P ulford and ChesterBusinessP ark.T hisroute providesa10 m inute

frequentserviceinbothdirectionsfrom M ondaystoS aturdaysanda30 m inuteserviceonS undays.

P olicy GDP 1– Developm entO bjectives,addressesW rexham CBC’sgeneraldevelopm entprinciples.

T heproposed developm entparticularly com pliesw ithcriteriona)ofthepolicy:Allnew developm ent

should ensure that built developm ent in itsscale,design and layout,and in itsuse ofm aterialsand

landscaping,accordsw iththecharacterofthesiteandm akespositivecontributiontotheappearance

ofthenearby locality.

T he schem e design w illaccord w ith the character of the countryside and w illm ake apositive

contribution to theappearanceofthenearby locality in rem ovingbuildingsinapoorstateofrepair,

unattractivehardstandingandthegeneraldetritusofaform ercom m ercialsite.T hisisessentialifthe
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proposalsfornew dw ellingsareto com ply w ithpartb)ofP olicy H5,HousingintheCountryside.T he

attachedDesignandAccessS tatem entconfirm scom pliancew ithb),c),d),e),f),g),h),andi)ofP olicy

GDP 1.

W ith regard to criteriond)ofthepolicy,safeand convenientpedestrianand vehicularaccessto and

from thesitew asapprovedundertheapplicationP /2016/0384,andhasnotchanged.

5.43 T hefollow inggeneralU DP policiesalsoapply totheseproposals:

GDP 2 Capacity ofInfrastructure and Com m unity Facilities: Due to itsm odest scale the proposal

w ould notresultin any localinfrastructure orcom m unity facilitiesbecom ing deficientasaresultof

thisdevelopm ent being im plem ented.T he site isserved by fouldrainage,a90m m w aterm ain and

electricity supply.

EC1 Green Barriers:T he em ergingL DP 2 and itsevidence base hasreview ed theextentoftheGreen

Barrier(now referred to asGreen W edge)and found itshould be ‘rolled back’.T hisdesignation w ill

nolongerapply tothesiteundertheL ocalDevelopm entP lan.

EC2 AgriculturalL and:T hesitedoesnothaveanagriculturaluse,butisBrow nfield.

EC4 Hedgerow s:T reesandW oodland.T heschem ehasbeendesignedtoensurethatanylossofthese

featuresism inim al;in particularthose already providing alandscape bufferto Gam ford L ane.T he

landscapingschem ehasbeendesignedtoprovidearuralcharactertothedevelopm entandisintegral

tothedesiretopreserveopennessofthecountryside.

EC5 S pecialL andscape A rea: T he developm ent w illbe constructed to ahigh standard ofdesign as

outlinedintheDesignandAccessS tatem ent.T hepresenceofabuiltform andany im pactitm ayhave

upon the S pecialL andscape Areahasalready been established through the existing barnsand

com m ercialbuildings.How everthe dem olition proposed w illenhance the S pecialL andscape Area.

T he em erging L DP 2 and itsevidence base hasreview ed the extentofthe S pecialL andscape Barrier

and found itshould be ‘rolled back’.Asdiscussed above thisdesignation w illno longerapply to the

siteundertheL ocalDevelopm entP lan.

EC6 Biodiversity Conservation:In supportofthisapplication areport hasbeen com m issioned from

T yrerEcologicalConsultants.T heirR eportform spartofthe subm ission packageand should be read

inconjunctionw iththisS tatem ent.

EC12 Developm entand Flood R isk:T he site liesw ithin Environm entAgency Flood R iskZone B,w ith

m inim alriskofflooding.

EC13 S urfaceW aterFlooding:T hesiteiscurrently predom inantly concretehardstandingcoveringan

areaof2,460m 2 buttheproposalsw illreducethisareaand createextensiveperm eableareasinrear

gardensandstructurallandscaping,thusreducingrun-offandtheriskofoff-siteflooding.

EC15 – S m allS caleN eglected S ites:T hispolicy aim sto enhance am enity through the restoration of

sitesand dilapidated buildings,particularly those in sensitive locations. T he proposalto re-use

redundant traditionalbuildingsat Gam ford House w ould com ply w ith thispolicy astheirpositive

im pactuponthecharacteroftheopencountrysidew ouldbeensuredby theirhighquality designand

m aterialsspecification.

H1 HousingAllocations:T helackofasufficientsupplyisasignificantm aterialconsiderationthatm ust

beaffordedconsiderablew eightinthedeterm inationofthisapplication.
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H3 – ConversionofBuildingsO utsideS ettlem entL im its:Forthosebuildingscapableofconversionat

P lots3,4,5,and8theproposalshavebeendesignedtoaddressalloftherequirem entsofthisP olicy.

Guidance N ote 13 outlinesthe variouscategoriesofhousing that are considered acceptable in the

countryside.Am ongtheseisthe conversion ofruralbuildings,w hich are no longersuitable fortheir

originalpurpose. P rovided the building isstructurally sound and capable ofconversion w ithout

extensiverebuildingtantam ounttotheerectionofanew building,itisrecognisedthatconversionto

otheruse(s)such asresidential,em ploym ent,com m unity orvisitoraccom m odation,can safeguard

thebuilding'sfuture.

5.44 T he viable conversion ofbuildingsat Gam ford House dem and that extensive rebuilding is

requiredtoachieveresidentialam enity andthedesiredruralcharacterofthisclusterdevelopm ent.

T he issue ofw hetherthe w orksrequired are tantam ount to the erection ofanew build in the

countryside should not be afforded significantw eight in the context ofthe site being brow nfield

andthegoalofm akingapositivecontributiontothecharacterofthelandscape.

5.45 In accordance w ith paragraph 6.10 ofthe U DP the proposalsreflect the localvernacularand

alternativenon-residentialusesareconsideredinappropriate.R esidentialistheonly viableuseasthe

siteaccessisunsuitableforacom m ercialtraffic.

H5 – Housing in theCountryside:providesthat:O utsidedefined settlem entlim itsnew dw ellingsw ill

only beperm ittedw here:-

a)proposalsaccordw ithP oliciesH3,H4,andH8;or

b)proposalscom priseinfillingsubjecttoP olicy GDP 1;or

c)anessentialneedtohouseafulltim eagriculturalorforestry key w orkercanbeestablished.

5.46W hereexistingbuildingsatGam fordHouserequirem odestrebuildingoralterationthentheyw ill

beconsideredasinfillingtocontributetotheintegrity ofaschem ethatcreatesaruralcharacter.T he

proposalsat Gam ford House com ply w ith P olicy GDP 1,and therefore w ith P olicy H5(b) above.

Althoughtherequirem entsofP olicy H5 areim portantatthislocationitshould berem em bered that

Gam fordHouseisaBrow nfieldsite.

5.47 O urproposalsinclude2no.new dw ellingsonthesiteofthem uchextended Gam ford House,at

P lots1 and 2,asw ellassubstantialrebuilding on plots3,6 and 7,and alessintrusive approach at

plots4,5,and8.

5.48 Asdetailed in ourresponse to policy P S 1 Broad L ocationofDevelopm ent,settlem entlim itsare

out ofdate and can be given only significantly reduced w eight.Correspondingly,the presum ption

againstdevelopm entinthecountrysideinpolicy H5 isalsosubjecttothesam edim inishedw eight.

H7A ffordableHousing:T heproposalfor8no.Dw ellingsm eansthatthissitefallsbelow thethreshold

foranAffordableHousingrequirem ent.

CL F5O penS paceR equirem entsfrom N ew R esidentialDevelopm ents:T heproposalfor8no.Dw ellings

m eansthatthissitefallsbelow thethresholdfortheP rovisionofO penS pacerequirem enttoapply.

T 8P arking:Inconform ityw ithS P G16adequateparkingprovisionisproposedtosatisfystandards.For

C3 residentialuse,theparkingstandardsare:

3 /4 bedroom s– 3 spaces(includinggaragedparking)
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T 9 W alking,Cycling and HorseR iding:Asthesite isnotclassed asam ajordevelopm entthere isno

requirem enttom akeprovisionfortheseactivitiesbutthelocationlendsitselftothepursuitofthese

w ithaccesstoboththevillageandtheopencountryside.

5.49 Inconsiderationoftheem ergingL DP 2,thepublishedDepositDraftcom prisesaseriesofpolices

thatthe Authority areseekingto apply oncetheplanhasbeenadopted.S om edegreeofw eightcan

beaffordedtheseandtheirassociatedevidencebase.

L ocalP lanningGuidanceN ote3 – ConvertingR uralBuildings

5.50 T hisguidancenoteexplainstheapproachofW rexham Councilw ithregardstothechangeofuse

orconversionofruralbuildingsandexpandsuponpoliciesGDP 1,H3,E5 andCL F9 from theW rexham

U nitary Developm ent P lan.T he note statesthat there are som e buildingsw hich are unsuitable for

conversion,includingthosew hichare:

 structurally unsound;

 roofless,m issingsubstantialsectionsofw all,orsoruinedthatonly vestigesrem ainoftheoriginal

structure;

 oftem porary construction;

 eyesoresw hichshouldberem ovedintheinterestsoflandscapeconservation;

 unsuitableinterm sofsizeandform ofconstruction;

 atriskofflooding

T hoseform eragriculturalandcom m ercialbuildingsw hichareproposedtoberetainedandconverted

atGam fordHousedonotfallintoany oftheabovecategories.

5.51 Inaddition,guidancestatesthatplanningperm issionw ouldnotnorm ally begrantedif:

‘T here is insufficient floor area in the existing building to provide acceptable standards of

accom m odation(inthecaseofconversionstodw ellings,thisshouldbeam inim um of40m 2);

T heproposalsinvolverebuilding m orethan10% ofthew allsiftheroofstructureneedsto berebuilt;

or20% ofthew allsiftheroofstructureistoberetained.’

5.52 T he buildingsare ofasufficientfloorareato provide acceptable standardsofaccom m odation.

T heroofsoftheshedsw illrequirereconstruction,astheyrequiream odestincreaseinheighttoafford

reasonable residentialam enity.T he structuralsurvey statesthatatplots3,4,5 and 8 no m ore than

15 – 20% ofw allsw illneed to be rebuilt (S ee Design & AccessS tatem ent).At plots6 and 7 m ore

substantialrebuildingw illneedtotakeplace.P leaserefertotheseparatestructuralreportfrom HBA

forfulldetails.

5.53 L P G 3 requiresthat,in term sofdevelopm entprinciples,itisessentialthatconverted buildings

should keep their originalcharacter and not have the appearance ofbeing fundam entally new

structures.‘T heaim shouldthereforebetoretainsuchkeyfeatures.W herethebuildinghasnooriginal

ortraditionalfeaturesofm erit,the Councilw illexpect the design ofaconversion to reflect the

vernacular character and appearance ofother buildingsin the locality.’ T he design processhas

considered the characterofruralpropertiesin the locality and incorporated m aterials,fenestration

detailsandroofdesignsthatareinkeeping.

5.54 P art 2 ofthe Guidance N ote relatesspecifically to the conversion ofagriculturalbuildingsto

dw ellings.S everalm aterialconsiderationsaresetoutforw henitisproposedtoconvertanagricultural

buildingtoadw elling:
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GeneralL ocation – In m any instances,buildingslocated in very rem ote areasw illbe unsuitable for

non-residentialuses.Gam fordHouseisnotlocatedinarem otearea.

L ocalR oadN etw ork– Forroadsafetyreasons,theintensiveuseofnarrow ,single-carriagew aycountry

lanesw ith few passing placesisnorm ally undesirable.Ifabuilding isserved by an unclassified road

lessthan4 m etresw ide(asdefinedonthe1:25,000 and1:50,000 scaleO rdnanceS urveyM aps),itsuse

forbusiness,com m ercialortourism purposesm aythereforebeinappropriate.Com m ercialusesatthe

sitew ouldnotbeacceptablegiventherelatively narrow w idthofGam fordL ane.

S iteAccess– W herethesiteaccessisnarrow and/orsharedw ithotherprem ises;orw herevisibility is

obstructed by buildingsand boundary w alls,itsuse by significant levelsofadditionaltrafficm ay be

hazardous. T he proposal w ill m ake im provem ents to existing accesspoints approved under

2016/0384/FU L andvisibility splayshavebeendesignedtotherequiredstandard.

ExternalAppearance – Conversionsofagriculturalbuildingsshould seekto m aintain the agricultural

characterandappearanceoftheexistingstructure.

5.55 W hilst the buildingsat P lots1,2,are proposed to replace the existing extensive farm house,

proposalsforplots3,4,5 and 8 have been designed to create aruralcharacterw hilst m inim ising

im pactsuponopennessofthecountryside.P roposalsforplots6 and7 w illreplaceabuildingw ithan

industrialcharacterw ithtw o dw ellingsthatcontributepositively and areintegraltothecharacterof

theredevelopm ent.

5.56T hesiteislocatedclosetoR ossettBusinessVillageanditisnotconsideredthatthereisadem and

forfurthercom m ercialfloorspacew ithinthelocality.P art3 oftheGuidanceN otesetsoutinform ation

required to assessthesuitability ofbuildingsforconversionand thefindingsofthe structuralsurvey

aredetailedintheDesignandAccessS tatem ent.Insum m arytheproposeddevelopm entisconsidered

tocom ply w ithrelevantinform ationcontainedw ithinGuidanceN ote3.

L ocalP lanningGuidanceN ote13 – HousingintheCountryside

5.57 Guidance N ote 13 outlinesthe variouscategoriesofhousing thatare considered acceptable in

the countryside.Am ongst these (part b)isthe conversion ofruralbuildings,w hich are no longer

suitablefortheiroriginalpurpose.

P rovided the building isstructurally sound and capable ofconversion w ithout extensive rebuilding

tantam ounttotheerectionofanew building,itisrecognised thatconversiontootheruse(s)suchas

residential,em ploym ent,com m unity orvisitoraccom m odation,cansafeguardthebuilding'sfuture.

5.58 T heexistingbuildingsatplots3,4,5,and 8 haverem ained vacantfor10 years,beingno longer

suitable fortheiroriginalpurpose and are proposed forconversion.T he site regularly attractsanti-

socialbehaviourand thosebuildingsthatarecapableofconversionaredealtw ithsym pathetically to

contributetothe‘rural’ characteroftheschem e.

S upplem entary P lanningGuidance

5.59 T here are som e relevant approved/adopted non-statutory supplem entary planning guidance

docum entsthat exist w hich have been considered in preparing thisproposal; these com prise the

follow ing:

• S P G6 – AccesstoanduseofBuildings

• S P G7 – L andscapeandDevelopm ent

• S P G10 – P ublicO penS paceonN ew HousingDevelopm ent
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• S P G15 – Cycling

• S P G16 – P arkingS tandards

• S P G17– T rees& Developm ent

• S P G21 – S paceAroundDw ellings

• S P G24 – DesigningO utCrim e

• S P G27– DeveloperContributionstoS chools

• S P G28– AffordableHousing

• S P G30 – DesignGuideforDevelopers& Architectsw henDesigningR esidentialDevelopm ent

• S P G31 – T heW elshL anguage& W elshCom m unities

• S P G32 – Biodiversity & Developm ent

S CHEM ES P ECIFIC ECO N O M IC BEN EFIT S

5.60 In addition to the linkagesm ade in T AN 6 and T AN 23 paragraph 2.21 ofP lanning P olicy W ales,

edition10,m akesthelinkbetw eensocial,econom icandenvironm entalgoals.T heproposalsforhigh

quality executive style hom esat Gam ford House have relevance forthe econom ic regeneration

aspirationsoftheCounty Boroughandfitw ellw iththeeconom icobjectivesofN ationalP olicy.EBE01

Em ploym ent L and R eview 2015 statesim portance ofthe planning system supporting econom ic

grow th,andensuringthatthereissufficientlandthatissuitableforeconom icuses:

 L ocalplanningauthoritiesshouldfacilitatetheprovisionofsufficientlandtom eetm arketdem and,

exceptw heretherearegoodreasonstothecontrary.Inaddition,localplanningauthoritiesshould

steereconom icdevelopm enttothem ostappropriatelocationsby:

 Coordinatingdevelopm entw ithinfrastructureprovision

 S upportingnational,regionalandlocaleconom icpolicies/strategies

 Aligning jobsand servicesw ith housing (w herepossible)to reducetheneed fortravel,especially

by car

 P rom otingbrow nfield,vacantandunderusedland

 Deliveringphysicalregenerationandem ploym entopportunitiestodisadvantagedcom m unities

P ara2.29 Anexam pleofadevelopm entof‘specialm erit’ couldbeagreenfielddevelopm entthatcould

attract high-value,high-skillbusinessesthat w ould not be interested in a low er-quality urban

environm ent.

P ara 2.30 In ruralareas,developm ent m ay be acceptable in countryside locationsif it m akes

com m unitiesm ore sustainable (encouraging people to w ork close to hom e),m eetsthe expansion

needsofanexistinglocalbusinessoranexistingbusinesscluster.

5.61 P lanningP olicyW ales(P P W )(Edition10 Decem ber2018)providesdetailedstrategicguidanceon

planning policy and setsout land use policy,w hich issupplem ented by the T echnicalAdvice N otes

(T AN ’s)andby draftM inisterialInterim P lanningP olicy S tatem ents(M IP P S ).

5.62 Chapter5 ofP P W 10 isofparticularim portanceasitdealsw ithEconom icDevelopm ent;itisthe

contextforw hatT AN 23 exploresin m ore detail.T he P roductive and Enterprisingthem e coversthe

econom ic com ponentsofplacem aking.L ocalplanning authoritiesare required to ensure that the

econom icbenefitsassociatedw ithaproposeddevelopm entareunderstoodandthatthesearegiven

equalconsiderationw ithsocialand environm entalissuesinthedecision-m akingprocess,and should

recognise that there w illbe occasionsw hen the econom ic benefitsw illoutw eigh socialand

environm entalconsiderations.
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5.63 T he Econom icP rosperity S trategy 2012-2016 identifiesfourm ain prioritiestow ardsachieving

econom ic prosperity w ithin W rexham : Investm ent,Em ploym ent,W ealth and Q uality oflife. O ur

proposalsaim to achieve allofthese objectives.Housingisakey sectorofeconom icactivity both in

itsow nterm s,forinstance,constructionw orkasw ellasdesign,m aintenance,architecture,andsales.

Affordable,attractiveandintegratedhousingcreatesplacesw herepeoplew anttoliveandbusinesses

w anttoinvest.

5.64 W rexham isidentifiedintheW alesS patialP lanasakey hub w hichoughttobestrengthened as

afocusforinvestm entin,am ongothersectors,housing.T hereisconcernthattherestrictiveapproach

ofthe P lan to housing in particularfailsto have regard to the W alesS patialP lan.It isvitalthat

econom ic developm ent supportsahealthy housing m arket and vice versaand the L ocalHousing

S trategy isaligned to and w illsupportthe Econom icP rosperity S trategy.R estrictinghousinggrow th

w ould lim it the num berofw orkersavailable in the localpooloflabourm aking it m ore difficult to

attract investm ent from potentialem ployers.(P lanning Inspector’scom m entsat the L DP Inquiry

2016).

T heproposalsw ouldbringthefollow ingspecificeconom icbenefits:

●  T he total project contract value for this project is in the region of £2M  and this w ill help to secure 

existingconstructionjobsbasedlocally andcreatenew ones.

●  T he creation of em ploym ent for skilled trades in the locality w ill help m aintain em ploym ent and 

provideandcontributetow ardstheongoingeconom icinvestm ent.

●  It is es�m ated that the developm ent w ould need a constant 10 direct opera�ve jobs a day to sustain

a2-yearconstructionprogram m ew ithanother40 supply chainjobsindirectly supported.

●  S ignifi cant local spend and econom ic output during the construc�on period of the developm ent w ill 

representabigboosttoexistingbusinesses.

●  P ost-com pletion, the spending pow er of another 8 households into the local econom y can also be 

expected to be significant;notonly in firstoccupation expenditure butongoinglocalexpenditure in

sustaininglocalservicesandfacilitiesbeyondjusttheconstructioncycle

●  T he com pleted developm ent w ill also generate Council T ax revenue for the Authority and w ith an 

average £3,262 billperBand Ihousehold thisw illgenerate up to £26,000 perannum in supporting

andenhancingexistingpublicservices.

●  W ith a local Com m unity Council precept seeing new  incom e being devoted to local initiatives to 

addressany localexpenditureneedsatgrassroots.

●  T his proposal seeks to a� ract the leaders of industry to the County Borough, bringing econom ic 

grow thandprosperity intothelocaleconom y.

• T heproposeddevelopm entw ouldgenerateem ploym entopportunitiesinconstructionandinother

sectorslinked to the construction m arket. T here w ould also be ongoing m aintenance costsand

servicesrequiredby theoccupantsw hichw ouldsupplem entthelocaleconom y;

• T he proposalw ould support socialinfrastructure,providing acontribution tow ardseducation

facilities.

 Developercontributionstolocalschools.
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5.65 L ocalP lanning Guidance N ote N o.27 -DeveloperContributionsto S choolsisone ofaseriesof

notesderiving from policy GDP 2 in the W rexham U nitary Developm ent P lan and identifiesthe

circum stancesand locationsinw hichdevelopercontributionstotheprovisionofeducationfacilities,

suchasadditionalclassroom s,w illbenecessary.Itisunderstoodthatany developercontributionw ill

bebasedonthefollow ingconsiderations:

5.66 Itw illapply to proposed developm entsoffourorm oreresidentialunits,w hetherby new build,

conversionorchangesofuse.Itw illonly apply toschoolsdeem edtohaveashortageofplacestaking

into account otherresidentialdevelopm entsw ithin the areaand afteraddition ofthe extrapupils

likely tobegeneratedby theproposeddevelopm ent.

5.67Ifthepotentialpupilsgeneratedbytheproposeddevelopm entcannotbeaccom m odatedw ithin

existingschoolsthenitisunderstoodthatacom m utedpaym entw illbecalculatedby m ultiplyingthe

additionalplacesrequired by the pupilcostfigure (inaccordance w ithT able 1 ofthe guidance note)

toproducethecom m uted sum tobeincluded intheplanningobligation.W ew ould bekeentolearn

oftheCouncil’scurrentpositioninregardstotheschoolcapacityandassociatedneedinordertoseek

com pliancew iththeserequirem entsw ithinthefinalS ection106 Agreem ent.

S CHEM ES P ECIFIC S O CIAL BEN EFIT S

5.68 P P W 10 para4.2.1 states,‘N ew housing developm ent in both urban and ruralareasshould

incorporate am ix ofm arket and affordable house types,tenuresand sizesto caterforthe range of

identifiedhousingneedsandcontributetothedevelopm entofsustainableandcohesivecom m unities.’

T hisneed to broaden the housing offerw asconfirm ed in the L ocalHousing M arket U pdate 2017,

w herestakeholdersprovidedtheirview sonthepotential/actualm arketw eaknessesinW rexham (see

extractsinAppendix A below ).T heseincluded:

 A lackofhousingstock(supply)andsuitablelandfornew developm ent;

 M orediversity andchoicerequired,especially toenablehouseholdstotradeup;

 S tagnanthousepricesinaffectingsm allerand terraced hom esw iththepriceofsem idetached3

bedroom and4 bedroom hom esinrisingduetolackofsupply;

 Im balancedhousingstock– low erproportionofdetachedproperties;

 L ow levelsofgreenfieldsitescom ingforw ardfordevelopm ent;

 L ittle/low confidenceinthelocaleconom y toencouragefurtherhousebuilding.

5.69 T heL ocalHousingM arketU pdateR eport(2017)outlinesthescaleoffuturestrategicchallenges

w hichincludetheongoingdeliveryofnew m arketandaffordablehousingtoaddressneedandsupport

econom icgrow th.T heproposalsaddressthesechallengesinthefollow ingw ay;

●  as an “ exclusive execu�ve”  housing schem e the proposal creates a range of 8no. 4 bed detached 

dw ellings,

●  this new  housing w ill offer the opportunity to secure the future of the P rim ary and S econdary 

schools.N ew housingbringsfam ilies,retainsfam ilies;thusprovidingfuturecom m unitysustainability.

●  it w ill provide for access for all sectors of the com m unity, par�cularly thosew ithm obilitydifficulties;

thedesignincorporatesDDA com pliantgradeaccessintothebuildingsandacrossthesite.

●  the developm ent is accessible by foot/cycling to local am eni�es and facili�es, and taking advantage 

ofpublictransportinterfaces(busroutes);thusprom otingsustainabletravelchoicesandreducingthe

needtotravelusingprivatem odesoftransport.
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●  the developm ent of the site m eets Highw ay safety needs and w ill provide for suffi cient off-street 

parkingspaces,turningandaccessforallrefuse,em ergency anddelivery vehicles.

 theproposalsw illreplaceaderelictsitethatisdeflatinglocalpropertyvaluesandattractingcrim e

andanti-socialbehaviour.

5.70 P ublicR ightsofW ay:T hereisnoP ublicR ightofW ay (P R oW )crossingthroughthesite.

DesigningO utCrim e:

5.71 L ocalP lanningGuidanceN oteN o.24 -DesigningO utCrim eam plifiesdevelopm entplanpolicies

w hich acknow ledge that the design ofthe physicalenvironm ent can positively influence hum an

behaviour.Attractive,im aginative,and feasible design can help reducecrim e,the fearofcrim e,and

anti-socialbehaviour,thereby achievingasaferandhigherquality environm ent,andanim provem ent

in residents'quality oflife.T he note isam aterialconsideration in the determ ination ofallrelevant

planning applicationsincluding thissubm ission.T he Design and AccessS tatem entoutlineshow this

designhasbeenpreparedtakingintoaccountofthisguidancenote.

5.72 During the design process,design m easuressuch aslayout,appearance and landscaping have

been carefully assessed to help to prevent crim e. T he follow ing safety m easureshave been

im plem entedaspartofthedesignprocess:-

 S ecurity through naturalsurveillance: overlooking ofcarparking areasfrom habitable room

w indow s

 A senseofow nershipthroughclearly definedboundariesbetw eenprivateandpublicareas

 Adequatestreetlightingforallareasincludingcarparking

 Externalenvironm ent to be designed to avoid inadvertent creation ofopportunitiesforcrim e

through,forexam ple,providinghidingplaces.T hepositioningandchoiceofplantinginaw ay to

m inim izethepotentialforsuchproblem s

 Initscurrentstatethesiteisattractingcrim eandanti-socialbehaviour

R esidentialAm enity ofFutureR esidents:

5.73 T he proposalsasapproved underP /2016/0384,by virtue ofan attem pt to convert existing

com m ercialbuildings,hassignificantly com prom ised residentialam enity to the extent that the

proposalsdo notm eetstandardsaspired to in both the U DP and L DP 2.S uch constraintsim posed by

conversionlim itshasresultedinaschem ethatfailstoachievearuralcharacter,butratherreinforces

thecom m ercialalignm entofbuildings.

5.74 T he im pact that the current proposalw ould have in im proving thisresidentialam enity isan

im portant consideration of thisplanning application. R esidentialam enity includesnoise,odour,

vibration through construction,and overshadow ing and overlooking from the dw ellingsonce built.

L ocalP lanningGuidanceN oteN o.21 -S pacearoundDw ellingsam plifiespoliciesindevelopm entplans

on residentialam enity. It appliesto the construction of new housesand w illform am aterial

consideration in the determ ination ofallrelevantplanningapplications.T he guidance note suggests

that new housesshould benefit from asatisfactory degree ofprivacy and daylight.T o achieve this,

m inim um separation distancesshould be m aintained betw een houses,and in particular,betw een

w indow slightinghabitable room s.T he standardshave subsequently been considered and com plied

w ithinthelayoutandaredetailedintheDesignandAccessS tatem ent:
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5.75 W here tw o habitable room sface each othersuch thatdirectoverlookingisphysically possible,

thew indow sshould be22 m etresapart.W hereaw indow inahabitableroom facesablankw all,the

heightofw hichexceedsthetopofthatw indow ,thereshouldbeadistancem easuringam inim um of

13 m etresbetw een them .T he proposalsw ould ensure com pliance w ith these distance standards.

Furtherm ore,all new houses should benefit from private garden space for drying clothes,

accom m odatingpets,children'splay,andquietenjoym entetc.Frontgardensdonotconstituteprivate

gardenspace.Fortheproposeddw ellingsthem inim um privategardenareais70 sq.m .

Highw ay S afety:

5.76 O n the basisofpre-application advice the application issubm itted w ithout an accom panying

Highw aysIm pact Assessm ent,asthe necessary im provem entsrequired to facilitate the proposed

developm entw ereconsideredundertheapprovedschem eP /2016/0384.How ever,w ehaveregarded

itaduty to im provehighw ay safety w hereverpossible and forthisreasonhaveim proved theaccess

toP lot1.

5.77 T w o existing accesspointsare to be retained,w hilst the im proved accessto P lot1 w illensure

highw ay safety.P lots1 and 2 w ould have theirow n separate accessdirectly offthe highw ay w ith

rem aining propertiesaccessed from an im proved w estern entrance.T hisexisting accessisto be

am ended and im proved to suit the proposed residentialuse and the proposed layout,follow ing

rem ovalofhedgerow w ouldprovidesafeentrancepointsw ithadequatevisibilitysplaysof2.4m x56m

inbothdirections.

5.78 A Gated Com m unity isproposed,w ith new internalaccessroad form ed to serve 6no.dw elling

houses.Each dw elling w illhave private garage w ith offroad parking,sufficientoff-road parking w ill

also be available forvisitorsto alleviate any requirem entto parkon the highw ay.P arking w ould be

provided in accordance w ith the Council’sguidance note (requirem ent for3 parking spaces)and

parkedvehiclesshouldnotprojectinto,andinterferew iththeuseoftheroadorpavem enttoensure

thattheschem edoesnotprejudicehighw aysafety.T oachievethis,allnew drivew aysw ouldm easure

atleast5.5m inlength.T herew illbesufficientturningspacefordeliveryandw astecollectionvehicles.

5.79 Giventhesizeofthesiteandnum berofresidentialpropertiesproposedaprelim inary FloodR isk

Assessm ent(FR A)hasbeenprepared and subm itted aspartoftheapplication.T hisreportconcludes

thatingeneralterm sthefloodrisktothesiteislow andassuchnospecificdesignrestrictionsshould

be placed on the developm ent by the S tatutory Consulteesin thisregard. An appraisalofthe

sustainablesurfacew aterdrainagehierarchy concludesthatallsurfacew aterfrom thedevelopm ent

w illeitherbeinfiltratedintothegroundordischargedtothepublicsew eratarateequivalenttothat

shedfrom theexistingundevelopedsite.

S CHEM ES P ECIFIC EN VIR O N M EN T AL BEN EFIT S

5.80:

 T he site w illbenefit from aholistic approach w ith asym pathetic and sensitive design taking

accountoftheneighbouringruralandurbangrainanditslandscapesettingandcharacter.

 Itw illdeliveradevelopm entinaw ay thatreflectstheexistingurbangrainofthesettlem entand

atdensity thatisappropriateanddelivers“ place-m aking” inaccordancew ithP P W 10.

 T he design hastaken account of and respectsitslandscape setting,ecologicalhabitat and

hedgerow infrastructureand soughtto integratethese features.M axim um retention,m itigation

and enhancem ent ofexisting landscape featuresisenabled through new reinforced planting,

buffer,darkcorridorandbiodiversity opportunitiesandw illsafeguardtheopencountryside.
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 T he proposed layout and detailofthe schem e in design term soffersthe highest quality design

solutionthatcouldbeexpectedforthissiteandtheapplicanthasinvestedheavily inthistogetit

rightanditw illservetosignificantly enhancethedesignquality ofthearea,benefitingthespecial

characterandappearanceofthesiteinitsrural/urbanfringesetting.

 T hepropertiesw ouldbebuilttom odernbuildingregulationsrequirem entsandthereforeprovide

excellent therm alperform ance through insulation and heating system s,helping to ensure the

proposaliscontributingtow ardscarbonsavingsandthem ovetoalow carboneconom y.

6.0 S U M M A R Y P L A N N IN G BEN EFIT S

6.1 T he developm ent proposalsgenerate significant and m utually supportive econom ic,socialand

environm entalbenefitsand gainsw hich collectively constitute sustainable developm entin line w ith

P P W 10,andm ustnotbeunderestim ated.

6.2 W e considerthese schem e deliverablesshould be afforded fullw eight asm aterialplanning

considerationsand aspartofthecase forvery specialcircum stances.T hey aresignificantenough to

justifyanddem onstratethattheproposalsareacceptableandw ouldservetooutw eighanyperceived

orapparent orharm that thisproposalcould be considered to have upon the locality,itsopen

countryside and Green Barrierdesignation.T hisproposalhasalso dem onstrated that it isin full

accordance and w holly com pliant w ith allnationaland localplanning policy and associated best

practice guidance governing developm ent proposals.W e subm it that considerable and significant

w eightshould beaffordedtotheP olicy docum entsreferred to asm aterialconsiderationsinsupport

oftheproposals.

6.3 T hisapplication istechnically robust and it hasbeen dem onstrated that there are few ,ifany,

negative im pactsthat w ould result.T he overallplanning balance isw eighted strongly in favourof

granting perm ission asperS ection 38(6) ofthe P lanning & Com pulsory P urchase Act 2004. T he

proposalsm ust be supported and perm ission approved w ithout any delay in accordance w ith the

em ergingL DP 2 becausew ehavedem onstratedthatnoadverseim pactsareevidentinim pedingsuch

apositivedeterm inationbeingreached and any im pactsw hichm ightbejudgedtooccurw ould have

to significantly and dem onstrably outw eigh the benefitsw hen assessed against policiesof the

Developm entP lantakenasaw hole.

6.4 T hisstatem enthasassessed the suitability oftheapplication site forthe proposed developm ent

andhavingconcludedthattheproposalisinherently com pliantw ithL ocalandN ationalpolicy itisour

opinionthatthisproposalm ustbeapproved.

6.5 W ehavethensoughttoconsiderw hetherthereareany otherm aterialconsiderationsthatm ight

balance out any reason forapprovaland actually outw eigh itscom pliance w ith policy to such an

extent,soastom aketheproposalunacceptable.O urconclusionisthatthereisnothingtoprejudice

apositive determ ination and indeed w e are strongly ofthe opinion that thisproposalshould be

supportedandencouragedtocom eforw ard.

6.6 T here isapresum ption against developing Green Barrier(open countryside)forresidentialuse

unlessveryspecialcircum stancescanbedem onstrated.W econsiderthatw ehavepresentedastrong

justificationfortheGam fordHousesitetobedevelopedforthepurposesproposedbythisapplication,

w hichissupportedby nationalplanningpolicy guidance.

6.7 T he Councilhasrecognised forsom e tim e that it w illhave to release land outside the U DP ’s

settlem entlim itsifitistom eetitsem ergingrequirem ent.T heVision,O bjectivesandS trategicGrow th

and S patialO ptionsdocum entoftheL ocalDevelopm entP lanw hichw asconsultedoninM arch-April
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2015,statesinparagraph5.15 that,‘theurbancapacity study (2013)identifiesashortageofsuitable,

available and deliverablebrow nfield sitesw ithin theexisting settlem entlim its.W hilstsom eofthese

brow nfield sitesm ay be developed asw indfallsitesover the plan period,the quantum ofnew

developm entrequired cannotbem etw ithoutconsidering theneed forthereleaseofgreenfield land

currently on theedgeof,butoutsidetheexisting settlem entlim its.’ T he factthatcurrentsettlem ent

lim itsw illhavetobebreachedtom eethousingrequirem entsisthereforeapparent.

6.8 T hism atter w asexpressed strongly in the officer’sreport in respect of proposed housing

developm entatGresfordR oad,L lay:‘Itw illnotbepossibletosignificantly increasethesupply ofland

available for housing unlessplanning perm ission isgranted to develop appropriate siteslocated

outside ofexisting settlem ent lim its. Indeed,the decreasing housing land supply in recent years

suggeststhat the current U DP settlem ent boundariesare becom ing a significant constraint to

providingthelandthatisneededtom eetthehousingrequirem entsoftheCounty Borough.’

6.9 W e therefore feelthat the proposalssuitably reflect the advice and guidance provided.Having

assessed the relevant nationalplanning policy guidance,it isour contention that the proposed

developm entissupported,fully com pliantandisendorsedby localandnationalplanningpolicy.

6.10 W ebelievethisS tatem ent,togetherw iththeaccom panyingandsupportingdocum entationand

associatedplansdem onstratethisandsatisfactorilyillustrateallthepointsthatneedtobeconsidered.

O urcase,indem onstratingthatthisdevelopm entproposalm eetstheexceptionalcircum stancestest

assetoutinP P W 10,isbasedonthefollow ing:

 T heAuthority cannotpresentany casefora5 yearhousinglandsupply;

 T hesiteisbrow nfieldland,previously w ithacom m ercialuse

 T heapprovedschem epresentsam issedopportunity todeliveronarangeofpolicy objectives

 T hatT AN 1 isofsignificantm aterialw eight

 T hattherearenoacceptableordeliverablealternativeusesand indeedw ehaveshow nthissite

outperform sallotherpossiblealternativesites,includingtheapprovedconversionschem e

 T heproposalsbringarangeofsitespecificeconom ic,socialandenvironm entalbenefits

 T here w illbe asignificant reduction overallin the built form present on the site through the

dem olitionofseveralportalfram ed barnbuildings.L argeareasofhardstandingw illberem oved

and softlandscaping introduced,resulting in anet im provem entw ith regardsto surface w ater

runoffandbiodiversity.T heproposalw illcreateahighquality,attractiveresidentialdevelopm ent

w hich m akesbest use ofthe existing buildingson site,im proving the landscape characterand

opennessofthecountrysideinthispartoftheCounty Borough.

6.11 T hese cum ulatively presentacom pelling case asto w hy thisschem e should be supported and

granted planning perm ission. W e believe the proposalsw illachieve sustainable developm ent in

accordance w ith an em phasison generating significant and m utually supportive econom ic,housing

strategy and environm entalbenefits.T he proposalsaccord w ith the am bition ofthe P lace M aking

agendaprom otedby P lanningP olicy W alesedition10.

6.12 T he proposalsw illprevent thisderelict site having acontinuing detrim entalim pact upon the

landscapeandcharacteroftheneighbourhood.T hisdevelopm entw illenhancethevitalityoftherural

com m unity atR ossett.Itw illre-useredundantand disused buildingsand lead toanenhancem entto

the im m ediate settingthrough the provision ofhom esofexceptionalquality.T he developm entw ill
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relieve pressure on m ore valuable green field sitesin the County Borough,m ake acontribution

tow ardsoverallhousinglandprovisionandconstitutessustainabledevelopm entthroughthereuseof

landandbuildings.

6.13 T he plansand elevationsthat accom pany thissubm ission show the proposed dw ellingsto be

truly outstanding in theirdesign and the m aterialsspecified.T hey significantly enhance the quality

andcharacterofthelandscape,aresensitivetothedefiningcharacteristicsofthelocalareaandshould

beapproved.

7.0 AP P EN DICES

A ppendix A :W rexham L HM A U pdate2017-extractfrom DraftR eportP age40 A pril2018

S takeholderview sontheow neroccupiedsector

4.19 Accom panyingthem ainhouseholdsurvey,arangeestateandlettingagentsw ithinthelocalarea
w ere contacted and asked fortheirconsidered view sand opinionson the currenthousing m arketin
W rexham .W hilst these com m entsand opinionsdo not form part ofthe em piricalorquantitative
evidence,they do provide aqualitative flavourorfeelforthe m arket inform ed by those w orking
professionally w ithin the sector.T he follow ing paragraphsprovide asum m ary ofresponsesw here
theserelatetotheprivatehousingm arket.

4.20 Facetofaceinterview sw ereundertakenw ithestateandlettingagentsduringDecem ber2017in
ordertogainthew idestpossibleinsightintothedynam icsofthelocalre-salem arket.N early allofthe
agentsserving the borough w ere based in W rexham .O ne interview w asachieved in Chirk.How ever
w e also visited Holt,north ofW rexham and the tow nsand villagesbetw een Chirkand W rexham as
w ellasvisitingkey partsofthetow nofW rexham includingCaiaP arkandtheindustrialestate.

4.21 O verallitquicklybecam eapparentthatm uchofthehousinginfrastructureoftheboroughexcept
theruralnorthw asbuilttoservicethem ining,steelandrelatedindustries.Althoughrelatively recent
new building and regeneration isevident thisupdate did not find significant levelsofvery recent or
currenthousebuildingonany scale.

4.22 T heagentatChirktold usthattherew erevery highlevelsofincom erstotheareabothbecause
ofthelargelocalem ployersandthefactthatthevillagehasagoodrangeofservicesduepartly toits
touristappealanditsrailw aystation.T heagenttoldusthatsupplyw asverylim itedandblam edBrexit
forthe slow dow n due to uncertainty.T he m arket w asfelt to be unbalanced and a‘sellers’ m arket’.
T here w ere 4 or5 offersforevery vacancy.P ricesw ere rising.T he agent highlighted the need for
additionalhousingthatw assuitableforelderly dow nsizers.

4.23 Agentsbased in W rexham ,selling acrossthe Borough allhighlighted the need foradditional
supply of3 and 4 bedroom hom es.T hey considered thatthesew ereneeded to ‘unblock’ them arket.
T herew asaplentifulsupply ofterracedandex localauthority housingm eetingtheneedsoflocalfirst
tim ebuyersandm overs.
W hatw asneededw asbetterquality housingforhouseholdsseekingto‘m oveup’.Agentstoldusthat
thisneededtobeatspecificpricepointstobeaffordabletolocalhouseholdssuggestingthat£250,000
shouldbethetargetpricefor4 bedroom hom es.

4.24 Agentsconsideredthatsuchadditionalhousingw ouldhelptostim ulatethetow ncentreeconom y

asw ellasthe localhousing m arket,pointing to recent store closuresand high vacancy ratesin the

tow ncentre.
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A ppendix B:GreenBarrierP P W policy extract

O verallConclusion

T heareaofgreenw edgesurroundsthesettlem entsofR ossettandBurton,andextendstothenational

borderw ithEnglandinthenorthandtheexistingsettlem entedgeofGresfordtothesouth.T hearea

ischaracterised asflatrurallow land,w ith scattered farm steads,villages,and sporadicdevelopm ent

beyondthevillageboundaries.

T hereisdirectinter-visibilitybetw eentheedgesofM arfordandR ossett,andL avisterandP ulford,and

the topography,open aspect,and directroad linkcreate alim ited sense ofseparation betw een the

settlem ents.O verallit isconsidered that there isjustification forthe retention ofthe green w edge

designation along the B5445 betw een Gresford,R ossett and P ulford,w here the riskofcoalescence

and theim pactupontheopennessoftheareaarem orepronounced.R etentionoftheareabetw een

R ossettandP ulfordw ouldalsotieintotheN orthCheshireGreenBeltasshow ninthekey diagram of

theCheshireW estandChesterL ocalP lan(P artO ne).

T henarrow gapbetw eenR ossettandBurtondoesservetom aintainasenseofopennessbetw eenthe

settlem entsedgessitting in close proxim ity to each other.T he designation isset along defensible

boundaries,serving to m anage the urban form in these locations.Developm ent beyond the road

w ould lead to adiscordant urban/ruralfringe lacking aclearboundary.T he green w edge in this

locationalso servesto avoid encroachm entinto thecountrysideinanareaofdevelopm entpressure

(2 candidatesiteshavebeensubm ittedinthisarea).Anareabetw eentheeasternedgeofR ossettand

T revalyn (w here there isinter-visibility betw een the edge ofR ossettand ribbon developm entalong

Harw ood L ane) servesthe function of avoiding coalescence betw een tw o areasof residential

developm ent.

Conclusion:In orderto take these factorsinto account,itisrecom m ended thatthe overallprinciple

ofretainingthegreenw edgeintheareaisappropriate;how everam endm entsto thedesignationto

accom m odate the allocation ofsite H1(16)L and north and south ofR ossettR oad,R ossett.T he area

sittingalongthe B5445 betw een Gresford,R ossett,and P ulford,and the areasbetw een R ossettand

Burton and R ossett and T revalyn,should be retained forthe green w edge purpose ofpreventing

coalescence betw een those settlem ents and assisting in safeguarding the countryside from

encroachm ent.

T heareasofgreenw edgethatcoversopencountryside,andw hichdonotsitbetw eensettlem entsin

closeproxim ity,donotservethesam epurposeasidentifiedabove.

Conclusion: It istherefore recom m ended that these areasbe rem oved from the designation.

Developm ent in these locationsw ould be controlled by the presence ofan existing settlem ent

boundary along w ith localpoliciespresum ing against inappropriate developm ent in the open

countryside.T he areano longerdesignated asgreen w edge w ould stillbe afforded ahigh levelof

protectionfrom developm entconsideredinappropriateintheopencountryside.

A ppendix C:S trategicEnvironm entalIm pactA ssessm entS creening:

T heproposalshavebeenscreenedforS EA requirem entsagainstthefollow ingsustainability issues:

• S tabilisationofpopulation

• P rotectionandenhancem entofbuiltheritageassets

• Increasingem ploym entlevelsandreducinglong-term unem ploym ent

• Q uality,distributionandaccesstogreeninfrastructure
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• R em ediationofcontam inatedland

• Q uality andprotectionofnaturalresources

• M axim isinguseofrenew ableenergy

• Im provingairquality,andthequality ofw aterandgroundw ater

• Adaptingtoclim atechange

• M inim isingalltypesofflooding

• Capacity ofphysicalinfrastructure

• R educingtheneedtotravel,andincreasingopportunitiesforcyclingandw alking

• P rotectingandenhancingbiodiversity

T hisscreening hasused the ‘Criteriafor Determ ining the L ikely S ignificance of Effectson the

Environm ent’ ascontained in T he Environm entalAssessm entofP lansand P rogram m esR egulations

2004,S chedule 1 R egulations9(2)(a)and 10(4)(a).T hese are the criteria“ fordeterm ining the likely

significanceofeffectsontheenvironm ent” .Ithasconcluded thattheproposalsdo notrequireafull

S trategicEnvironm entalIm pactAssessm entduetotheconsiderationsanddesignfeaturesdetailedin

theaccom panyingDesignandAccessS tatem ent.

A ppendix D:S item arketingexercise

From W rightM arshallEstateAgents,Chester(redacted)

From :"DebbieHodge"<debbiehodge@ w rightm arshall.co.uk>

Date:19 Decem ber2018at12:08:14 GM T

T o:"'N athanCunningham '"<nathan@ urbandevelopm ents.co.uk>

S ubject:R E:GA M FO R D FAR M (G113A )

R eply-T o:<debbiehodge@ w rightm arshall.co.uk>

HiN athan

Ihadagentlem anonthetelephoneM rJeffS horew hoisinterestedinyourdevelopm entontheland

thatyou purchasedfrom usearlierthisyear. Hew ouldlikeaquickchatw ithyou,helivesinthe

areaandw antedyourdetailsasheisvery interested. Histelephonenum beris07711 073 078.

Debbie Hodge
Secretary
Wright Marshall Ltd
15 Grosvenor Street
Chester
CH1 2DD
T el:01244 317833
w w w .w rightm arshall.co.uk

A ppendix E:P re-applicationCorrespondence

Gamford
MPhillipsenq2018-0058.pdf

enq2018-0058a.pdf
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P L AN N IN G S T AT EM EN T (DR AFT )

Gam fordHouse,Gam fordL ane,R ossett,W rexham ,L L 12 0EW

AppletonDeeley P lanningandL andscapeL td.

February 2019
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Byddwn yn ymateb i unrhyw ohebiaeth yn Gymraeg ac ni fydd hyn yn arwain at unrhyw oedi. 
 
We welcome correspondence in Welsh.  
We will respond to any correspondence in Welsh and this will not lead to any delay. 

 

 

 

 

 

 
 

 

HARDIE BRACK 
 

By email: g.moody@hardiebrack.co.uk 

 
 
Your Ref/Eich Cyf 
Our Ref/Ein Cyf 
Date/Dyddiad 
Ask for/Gofynner am 
Direct Dial/Rhif Union 
E-mail/E-bost 

 
 
 
ENQ/2018 /0058 
16/04/2018 
Matthew Phillips 
01978 298780 
matthew.phillips@wrexham.gov.uk 

  

 
 
Dear Sir, 
 
Town and Country Planning Act 1990 
 
CONSTRUCTION OF 8 NO. DETACHED DWELLING HOUSES TO REPLACE REDUNDANT 
FARM HOUSE AND AGRICULTURAL BUILDINGS 
 GAMFORD HOUSE GAMFORD LANE, ROSSETT, WREXHAM. 
 
I refer to your recent enquiry in respect of the above. 
 
National Policy: 
 
Planning Policy Wales 
 
Technical Advice Note 5: Nature Conservation and Planning 
 
Technical Advice Note 6: Planning for Sustainable Rural Communities. 
 
Technical Advice Note 12: Design 
 
Technical Advice Note 18: Transport 
 
Technical Advice Note 23: Economic Development 
 
Development Plan policies: 
 
Wrexham Unitary Development Plan 
 
Strategic Polices  
 
Policy PS1 Strategic Policy 
Policy PS2 Strategic Policy 
 

 

 

 
Wrexham County Borough Council / Cyngor Bwrdeistref Sirol Wrecsam 
Guildhall, Wrexham. LL11 1AY 
Neuadd y Dref, Wrecsam. LL11 1AY 
DX: 721924 - Wrexham 4 
www.wrexham.gov.uk  www.wrecsam.gov.uk 

 

mailto:g.moody@hardiebrack.co.uk
http://www.wrecsam.gov.uk/
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Specific Policies 
 
Policy GDP1 Development Objectives 
Policy EC1 Green Barriers 
Policy EC5 Special Landscape Areas 
Policy EC6 Biodiversity Conservation 
Policy EC15 Small Scale Abandoned Sites 
Policy H5 Housing in the Countryside 
Policy H8 Affordable Housing 
Policy H10 Replacement Dwellings in the Countryside  
Policy CLF5 Open Space Requirements from new Residential Develoments. 
Policy T8  Parking 
 
Deposit Local Development Plan 
 
Strategic Polices  
 
Policy SP1 Location of Development 
 
Topic, Criteria and Area based policies 
 
Policy DM1 Development Management Considerations 
Policy H7 Housing in the Countryside 
Policy H8 Replacement Dwellings in the Countryside 
Policy H9 Conversion of Buildings Outside of Settlement Limits to Residential Use 
 
Local Planning Guidance Notes: 
 
Local Planning Guidance Note 10: Public Open Space in New Housing Development. 
 
Local Planning Guidance Note 13: Housing in the Countryside. 
 
Local Planning Guidance Note 16: Parking 
 
Local Planning Guidance Note 27: Developer Contributions to Schools 
 
Relevant Planning History 
 
CB 1060 Redevelopment of site with 18 dwellings and associated garages, including 

conversion of existing buildings and alteration to existing vehicular and pedestrian 
access.  Refused 16.05.1997.  Appeal dismissed 19.11.1997  

 
P/2016/0384 Change of use and conversion of barns to form 6 no. residential units, construction 

of 2 no. semi-detached dwelling houses (replacement of existing farm house) and 
demolition of remaining structures across the site.  Granted 7.11.2016  

 
Validation information:   
 
Application forms 
 
Site Location Plan  
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Block Plan – existing and proposed  
 
Elevation and floor plans – existing and proposed  
 
Ecology Report incorporating full details of any ecological mitigation 
 
Arboricultural Impact Assessment 
 
Application fee. 
 
Developer Contribution Requirements: 
 
School contributions may be required if there is insufficient capacity in local primary or secondary 
schools at the time a formal application being considered.  These would be secured via a Planning 
Obligation that would need to be completed prior to the grant of planning permission.   
 
Views of officer:   
 
Housing in the Countryside 
 
The site lies outside of a settlement and within a Green Barrier and Special Landscape Area as 
defined by the Wrexham Unitary Development Plan.  Residential development in such areas is 
very strictly controlled and only normally likely to be permitted where: 
 

i) The proposal is for the conversion of a suitable building to a dwelling (policy H3 refers); 
ii) The proposal is for the subdivision of an existing dwelling (policy H4 refers); 
iii) The proposal is for no more than 5 affordable houses on land that forms a logical extension 

to a settlement limit and where there is a proven need for the affordable housing (policy 
H8 refers); 

iv) The proposal consistutes the infilling of a small gap within a well developed built frontage 
(policy H5 refers); 

v) There is an essential requirement for the manager or employee of a rural enterprise to live 
on site or adjacent to that enterprise. 

 
Given that redevelopment of the site is proposed i) and ii) are not applicable.  Based on the details 
submitted I have assumed that the dwellings will not be affordable but in any case the site does not 
adjoin or form a logical extension to a settlement so iii) is not applicable.  The site is not a small 
gap in an otherwise well-developed built frontage so iv) is not applicable and on the basis of the 
details submitted I also conclude that v) is not applicable.  As such the proposals do not accord 
with policy H5. 
 
The supporting statement suggests that the site is classed as brownfield land, however I do not 
agree. My understanding is that the last use of the site was primarily agricultural.  Figure 4.4 of 
Planning Policy Wales defines previously developed land as land which is or was occupied by a 
permanent structure, excluding agricultural or forestry buildings, and associated fixed surface 
infrastructure.  Even if it were accepted that the site is classed as previously developed land, 
Planning Policy Wales paragraph 4.9.1 recognises that not all previously developed land is suitable 
for development, for example because of its location, whilst paragraph 9.3.6 of Planning Policy 
Wales states that new housing in the open countryside should be strictly controlled.  I consider 
planning policy H5 to be broadly consistent with this advice.  Therefore in my opinion the general 
planning policy preference for the re-use previously developed land does not justify the 
redevelopment of the site in this instance.     
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Whilst I recognise that the site benefits from planning permission for residential use, this was only 
granted on the basis of the existing buildings being converted.  The proposals also permitted the 
replacement of the existing farmhouse with 2 new dwellings, which does not technically comply 
with policy H10.  However permission was granted due to the fact that the extant dwelling is large 
enough to sub-divide into two units and that due to several previous but unsympathetic extensions, 
the scheme represented an opportunity to enhance the site.  This together with the granting of 
permission for conversion of the other buildings does set any precedent for a more comprehensive 
re-development.   
 
Housing Need 
 
I acknowledge that the Council does not have the 5 year housing land supply it is required to do so 
by national planning policy owing to the fact that the UDP plan period has now lapsed.  In 
accordance with Technical Advice Note 1 the need to increase support is therefore afforded 
significant weight.  Furthermore given that existing settlement limits reflect the housing 
requirements identified in the UDP that were informed by migration led projecting, using mitigation 
trends from 1996.  Policy PS1 is now outdated and therefore afforded less weight in the 
determination of planning applications  
 
The Deposit LDP proposes to make provision for 8525 homes (which includes a 10% contingency 
allowance) for the 2013-2028 period.  Taking into account existing supply of homes, an allowance 
for windfall developments, and completions between 2013-2017 this equates to a requirement for 
additional land to be brought forward for 3,375 new houses.  The LDP housing requirements are 
informed by far more up to date information.  It will not be possible to meet the County Borough’s 
future housing requirements without the release of greenfield sites, which is a relevant material 
consideration that I have taken into account in this case.   Housing supply/need must however be 
balanced against other national and local planning policy considerations.     
 
Green Barrier 
 
The UDP designation of Green Barriers is consistent with the Green Wedges referred to in 
Planning Policy Wales.  Planning Policy Wales advises that inappropriate development should not 
be permitted within Green Wedges.  The construction of new buildings is inappropriate 
development unless it is for the following purposes: 
 

 justified rural enterprise needs;  

 essential facilities for outdoor sport and outdoor recreation, cemeteries, and other uses of 
land which maintain the openness of the green wedge and which do not conflict with the 
purpose of including land within it;  

 limited extension, alteration or replacement of existing dwellings;  

 limited infilling (in those settlements and other development sites which have been 
identified for limited infilling in the development plan) and affordable housing for local needs 
under development plan policies; or 

 small scale diversification within farm complexes where this is run as part of the farm 
business. 

 
None of the above applies to this proposal therefore it is inappropriate development. 
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Paragraph 4.8.15 of PPW states that inappropriate development should not be granted planning 
permission except in very exceptional circumstances where other considerations clearly outweigh 
the harm which such development would do to a Green Wedge.  
 
I do not consider there to be any very exceptional circumstances that apply in this case that would 
warrant granting planning permission.  I have already dealt with housing supply above and will 
comment on other matters covered in the Pre-Application Planning Statement below.   
 
I note that marketing analysis has suggested that the extant scheme is not deliverable.  However I 
do not consider this to be a valid consideration in favour of redevelopment of the site.  Indeed such 
an argument could be advanced in many other similar situations which, if accepted, would result in 
new building housing development in Green Wedges and indeed in other rural locations despite 
clear conflicts with planning policy.   
 
I do not accept that the extant planning permission would result in the amenity standards afforded 
to future occupiers being severely compromised.  The development accords with Local Planning 
Guidance Note 21 in terms of separation distances and garden space.  Indeed each dwelling 
would be afforded generous outdoor amenity space.  Even if this were not the case, LPG21 sets 
out guidance rather than ridged standards that may be more pragmatically applied to conversion 
schemes than new build.  However this would not lend any significant weight to the case for 
complete redevelopment instead of conversion.  Indeed if accepted it is also an argument that 
could be advanced in many other similar situations to justify new housebuilding in the countryside.   
 
The fact that the site is currently vacant is not, in my opinion, a very exceptional circumstance that 
justifies redevelopment.   Whilst I am aware that policy EC15 supports the reclamation/reuse of 
such sites it cannot be read in isolation from other planning policies regarding development in the 
countryside.  If planning permission were routinely granted for new build housing on derelict or 
neglected sites in the countryside then it could well encourage landowners to deliberately neglect 
sites in the hope of obtaining planning permission for developments that would otherwise conflict 
with planning policy.    
 
Special Landscape Area 
 
The site currently has the character and appearance of a large farm complex, which is not an 
uncommon feature in the local landscape.  The plans approved as part of the extant permission 
would broadly retain the existing character of the site through a sympathetic conversion of a 
number of the existing structures. 
 
Based on the details submitted, the proposed development would result in development that is of 
clearly urban/suburban character located in the countryside.  Whilst the development would not 
have a significant impact in wider landscape terms, it would nevertheless detract from the rural 
character of the immediate locality and therefore the Special Landscape Area.   
 
Local Development Plan 
 
The Council has recently published the deposit Local Development Plan for consultation.  The 
policies and proposals contained within in it can be afforded little weight at this time.  However it is 
appropriate to comment on relevant LDP policies given that it is planned to have the LDP adopted 
in 2019.  
 
The site would not be located within a Green Wedge or Special Landscape Area.  However the 
proposals would not accord with policies SP1 and H7, which have broadly similar objectives to 
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UDP policies PS1 and H5.  In my opinion the development would also conflict with policy DM1 in 
so far as detracting from the rural character of the site and its immediate surroundings.    
 
Conclusion 
 
The proposals do not accord with both local and national planning policy in respect of the location 
of new housing development and therefore I would not be prepared to support a formal planning 
application.   
 
I trust the above is of assistance, however you should note that my comments are made without 
prejudice to any formal decision of the Council.  
 
Yours faithfully, 
 

 
Pennaeth yr Amgylchedd a Chynllunio/Head of Environment and Planning 
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Dear Sir, 
 
Town and Country Planning Act 1990 
 
CONSTRUCTION OF 8 NO. DETACHED DWELLING HOUSES TO REPLACE REDUNDANT 
FARM HOUSE AND AGRICULTURAL BUILDINGS 
 GAMFORD HOUSE GAMFORD LANE, ROSSETT, WREXHAM. 
 
I refer to the plans received on 12 September 2018 in connection with the above.   
 
I will comment on each of the plots in turn: 
 
Plots 1 and 2 
 
Whilst the principle of replacing the extant farmhouse with 2 dwellings has been established via the 
existing planning permission reference P/2016/0384, the proposals were supported due to the 
specific design put forward (which was finalised after extensive discussions with the Case Officer) 
and the fact that it represented a relatively modest increase in the overall amount of development 
in comparison to the extant structure. 
 
Taken together plots 1 and 2 are considerably larger than both the existing dwelling and the 
replacement dwellings previously granted permission.  In my opinion the proposals are contrary to 
policy H10 of the UDP and represent harm to the openness of the Green Barrier and to the rural 
character of Gamford Lane. 
 
Plot 3 
 
This is a modern farm building.  It will require extensive reconstruction and alteration in order to 
convert it to residential use.  The works required will be tantamount to the erection of a new 
dwelling in the countryside thus being contrary to policies H3 and H5 of the Wrexham Unitary 
Development Plan. 
 
Plot 4 

 

 

 
Wrexham County Borough Council / Cyngor Bwrdeistref Sirol Wrecsam 
Guildhall, Wrexham. LL11 1AY 
Neuadd y Dref, Wrecsam. LL11 1AY 
DX: 721924 - Wrexham 4 
www.wrexham.gov.uk  www.wrecsam.gov.uk 
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The existing buildings are, in my opinion, capable of conversion.  However the proposals involve 
significant alteration and extension to the building which conflicts with policy H3.   
 
Plot 5 
 
This is a modern farm building.  It will require extensive reconstruction and alteration in order to 
convert it to residential use.  The works required will be tantamount to the erection of a new 
dwelling in the countryside thus being contrary to policies H3 and H5 of the Wrexham Unitary 
Development Plan. 
 
Plots 6 and 7 
 
The proposals involve extensive reconstruction, extension and alteration of the existing building 
tantamount to the erection of a new dwelling in the countryside thus being contrary to policies H3 
and H5 of the Wrexham Unitary Development Plan. 
 
Plot 8 
 
The building is capable of conversion and the proposals appear to involve relatively modest 
alteration and new build works.  The proposals also appear to retain the general form and 
character of the existing building and as such would, in my opinion, be broadly in accordance with 
policy H3. 
 
Overall Comments 
 
Whilst the submitted plans propose the re-use of a number of existing buildings, due to the 
extensive amount of new build, reconstruction, alterations and extensions proposed the scheme is 
in effect a predominately new build residential development in the open countryside and within a 
Green Barrier.  This is contrary to adopted UDP policies.  In my opinion the proposals also conflict 
with advice in paragraph 9.3.6 of Planning Policy Wales.     
 
Other Matters 
 
Since my response to the initial proposals the Welsh Government has dis-applied paragraph 6.2 of 
Technical Advice Note 1.  Housing land supply remains a material consideration but it is now for 
the decision maker to determine how much weight it is given in individual cases.  
 
The fact that UDP plan period has lapsed, that Wrexham does not have a 5 year housing land 
supply and it is clear that additional land needs to be brought forward to meet the housing 
requirement set out in the Deposit LDP are important material considerations in the determination 
of relevant planning applications.  Despite this, I do not consider the need for additional housing 
land to be material consideration of sufficient weight to allow the significant conflict with local and 
national planning policies to be set aside in this instance.     
 
Conclusion 
 
The proposals do not accord with both local and national planning policy in respect of the location 
of new housing development and therefore I would not be prepared to support a formal planning 
application.   
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I trust the above is of assistance, however you should note that my comments are made without 
prejudice to any formal decision of the Council.  

 
Yours faithfully, 
 

 
Pennaeth yr Amgylchedd a Chynllunio/Head of Environment and Planning 

 


