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FAO Matthew Phillips
21/11/2018

Dear Matthew,

PROPOSAL: Proposed residential redevelopment comprising conversion of first and second floors
of Central Buildings to provide 10 no. apartments (with related external alterations at
ground floor level), and the construction of 32 no. apartments and associated parking
etc on the adjacent vacant land

LOCATION: Central Buildings and adjacent land, Brook Street and Bridge Street, Wrexham

Flood Risk

Thank you for consulting us on the planning application, which we received on 07/11/2018. The
planning application proposes highly vulnerable development (housing), which is partially located in
Zone C2 of the Development Advice Map (DAM) contained in Technical Advice Note 15
Development and Flood Risk (TAN15). As your Authority is aware, planning policy set out in
paragraph 6.2 of TAN15 advises that “highly vulnerable development and emergency services
should not be permitted’. A planning decision to permit development would therefore be contrary to
planning policy advice.

As agreed as part of the pilot under the Joint Improvement Programme, we would refer you to the
agreed standing advice. This Standing Advice explains that your Authority should, in the first
instance, make a planning policy decision on the development proposal. Until we receive written
confirmation from your Authority that you believe there are overriding reasons to consider granting
the application despite its location partially within Zone C2 we do not intend to review the submitted
flood consequence assessment (FCA) and we would advise that your Authority should refuse the
planning application on planning policy grounds.

The decision as to whether a development should be considered, contrary to TAN15 Policy, is
entirely a matter for your Authority; if you consider that the development should be considered,
despite its location partially within Zone C2, we would ask to be re-consulted and granted sufficient
time to provide technical advice and comments on the flood risks and consequences. In such
circumstances, we will review the submitted FCA.

Please inform us, in accordance with advice in paragraph 11.7 of TAN15, if you are minded to grant
permission for the above application contrary to our advice and allow sufficient time for further
representations to be made before any consent is granted.

It should also be noted that under the Town & Country Planning (Notification) (Wales) Direction 2012,
where a local planning authority is minded to grant permission, there is a requirement to refer
applications for emergency service or highly vulnerable development (including residential
developments of 10 or more dwellings) within Zone C2 to Welsh Government. It should not be
assumed sites located partially within C2 or less than ten units are excluded.

Protected Species
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We note from the information submitted that this is a low risk bat case as defined in our guidance
document ‘GPG3 - NRW’s Approach to Bats and Planning — Oct 2015’. Therefore, we will not
comment unless you confirm that you wish to receive our comments in this case.

Please do not hesitate to contact us if you require further information or clarification of any
of the above.

Our comments above only relate specifically to matters that are listed in our ‘Consultation
Topics’ document (September 2018) which is published on our website:
(https://cdn.naturalresources.wales/media/686847/dpas-consultation-topics-august-2018-
eng.pdf?mode=pad&rnd=131819256840000000). We have not considered potential effects
on other matters and do not rule out the potential for the proposed development to affect
other interests, including environmental interests of local importance.

Advice to Applicant
Pollution Prevention

Due to the proximity of the site to watercourses, all works at the site must be carried out in
accordance with GPP5 and PPG6: ‘Works in, near or over watercourses’ and ‘Working at
construction and demolition sites’ which are available on the following website:
http://www.netregs.org.uk/environmental-topics/pollution-prevention-guidelines-ppgs-and-
replacement-series/guidance-for-pollution-prevention-gpps-full-list/

Pollution Prevention

During the construction phase you should take any precaution to prevent contamination of surface
water drains and local watercourses. Oils and chemicals should be stored in bunded areas and spill
kits should be readily available in case of accidental spillages.

For further guidance please refer to GPP 5 and PPG 6 at the following link:
http://www.netregs.org.uk/environmental-topics/pollution-prevention-guidelines-ppgs-and-
replacement-series/guidance-for-pollution-prevention-gpps-full-list/

The applicant should be advised that, in addition to planning permission, it is their responsibility to
ensure that they secure all other permits/consents relevant to their development.

Ordinary Water Course

Ordinary Water Course Consent may be required from the lead local flood authority for work to an
ordinary watercourse.

Yn gywir / yours faithfully,

Daniel Davres

Daniel Davies
Ymgynghorydd Cynllunio Datblygu / Development Planning Advisor
Cyfoeth Naturiol Cymru / Natural Resources Wales
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FAO Matthew Phillips
15/07/2018
Dear Matthew,

PROPOSAL: Proposed residential redevelopment comprising conversion of first
and second floors of Central Buildings to provide 10 no. apartments
(with related external alterations at ground floor level), and the
construction of 32 no. apartments and associated parking etc on the
adjacent vacant land

LOCATION: Central Buildings and adjacent land, Brook Street and Bridge Street,
Wrexham

Thank you for re-consulting us on the planning application, which we received on
14/06/2019.

We have significant concerns with the proposed development as submitted. We recommend
that you should only grant planning permission if the scheme can meet the following
requirements. We would object if the scheme does not meet these requirements.

Requirement 1: A revised Flood Conseguences Assessment (FCA) is required to
demonstrate the risks and consequences of flooding can be managed to an acceptable
level.

Flood Risk

We write further to your letter dated 14" June 2019 regarding the “over-riding reasons” and
your request to provide more detailed advice on the proposals and the flood consequences
assessment (FCA) which has been provided in support of the application. Noting that this
proposal falls within the HVD C2 pilot and all previous responses have reiterated the TAN
15 policy stance that highly vulnerable development (HVD) and emergency services
development should not be permitted in Development Advice Map (DAM) Zone C2, and also
that the justification tests within section 6 of TAN 15 should not apply.

The planning application is supported by a FCA produced by Weetwood (FCA
4183/FCA/Final/v1.2/2018-08-02 August 2018) which has used or modified the latest
modelling results from the River Gwenfro flood modelling study 2016. We provide you with
site specific advice on these residential proposals in relation to the acceptability of flood
consequences for this site within central Wrexham and immediately adjacent to the River
Gwenfro. As you will be aware, the application site lies partially in Zone C2, with the building
subject to conversion lying almost wholly in Zone C2. The area of new development (i.e.

Ty Cambria 29 Heol Casnewydd Caerdydd CF24 0TP
Cambria House 29 Newport Road Cardiff CF24 0TP
Croesewir gohebiaeth yn y Gymraeg a’r Saesneg

Correspondence welcomed in Welsh and English


mailto:northplanning@cyfoethnaturiolcymru.gov.uk

Apartment block and car park) shows the car park is located partially in the C2 outline. The
development, which is considered to be everything within the redline boundary, constitutes
new highly vulnerable development within Zone C2 and would be contrary to national policy.

Within the FCA consideration is given to the effects of climate change (increases in peak
river flows) and the effects of blockages within the channel of the River Gwenfro. When
climate change and blockages are considered, the flood risks at the site are shown to
increase and the extent of flooding on the site is greater than those shown on the published
flood map. Our flood map and the Development Advice Map do not currently show the effects
of climate change and assume rivers and structures are free flowing i.e. without blockage.

Notwithstanding the Zone C2 policy position and recognising the formal request from your
Authority for us to provide bespoke flood risk advice, we have now reviewed the FCA so that
we provide you with technical advice on the acceptability of flooding consequences in
accordance with Appendix 1 of TAN15. Having reviewed the report, our advice is that the
FCA has failed to demonstrate that the risks and consequences of flooding can be managed
to an acceptable level in line with TAN15 — as set out below:

Matters Relating to Table A1.14

In order to comply with table A1.14 of TAN15, the FCA must demonstrate that the proposed
new development (including the proposed apartment block and the associated residential
car parking area), can be designed to be “flood free” during the 1% annual probability flood
event (including allowance for climate change and culvert blockage). The FCA shows that
portions of the proposed car parking area will remain at flood risk even after other proposed
mitigation measures are incorporated into the development. Whilst we acknowledge that the
FCA shows that the finished floor level of the new build apartment block will be set above
anticipated flood levels, it should be recognised that the proposed car parking area will
remain at flood risk. Residential car parking should be treated as new Highly Vulnerable
development and forms an intrinsic part of the residential development, and therefore should
also be designed to remain flood free as per the new residential building. As the FCA shows
that the proposed residential parking area will remain at flood risk, we consider that the
proposals currently fail to comply with TAN15.

We also note, that the FCA has focussed on blockage risks solely from the Island Green
Culvert, but we are aware that the site could also be at flood risk in the event of the Town
Centre Culvert and the St. Giles Way culvert becoming blocked. We consider that the FCA
needs to properly examine the risks to the site, and the development, for all 3 blockage
locations in order to fully demonstrate that the proposed flood risk mitigation measures have
been designed using the “worst-case” blockage location.

With regards to the conversion of the existing building (4 Brook Street), the FCA confirms
that the ground floor level and basement of the property could be subject to internal flooding
and flood depths are shown to range between 0.21 and 0.47 metres. We note from drawing
8821-L10 that ground floor and basement layouts are presented. For the purposes of clarity,
and to avoid any potential ambiguity, we would request that this drawing be amended to
confirm that the existing basement and ground floor of the building will not be subject to any
conversion that could introduce a highly vulnerable use to those parts of the building.

Matters Relating to A1.2 — Flood Risk Elsewhere

www.naturalresourceswales.gov.uk
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The FCA has shown that the site will be reprofiled to facilitate access from Bridge Street
(see section 5.1.2), and that some areas of the site will be lowered to achieve this. The FCA
also assumes a minimum ground level of 76.20m above Ordnance Datum (AOD). The FCA
shows that the land lowering operations will increase flood depths within the site boundary
and that areas of the proposed car park will experience greater flooding depths when
compared with current conditions (see outputs in Appendix F). The FCA also explains that
the development proposal could result in increased flooding depths offsite and observes a
general increase in depths of approximately 6mm. TAN15 is clear that new development
proposals must not increase flood risk elsewhere. We also note that the outputs presented
in Appendix F show a limited area located to the north of the site that could experience
greater increases in flood risks (i.e. near the post office off Town Hill). Clarification is required
as to the cause of this, and whether it can be attributed to modelling anomalies.

In addition, the FCA should consider the potential offsite impacts arising from the
development in the event of the St. Giles and Town Centre culverts becoming blocked and
not solely focus on the Island Green Culvert blockage scenario.

Should development plans change to deal with the flood risks to the car parking areas, and
in the event of further land raising being required, then the FCA will need to be updated to
assess how those additional operations could affect flood risk elsewhere. Further mitigation
is likely to be required to offset any observed adverse flood risk impacts, and this should be
fully explored within a revised FCA.

Matters Relating to Table A1.15 - Emergency Access and Egress

The FCA fails to consider the 4 tests set out in table A1.15 of TAN15 and there is little
information about the potential flood hazards that users of the development could be
exposed to. The FCA is therefore deficient as is does not provide your Authority with all the
information required to make an informed decision. The lack of flood hazard information is
particularly noticeable. The emergency access and egress issues associated with the
proposed conversion of the existing building are likely to be particularly challenging
especially if there remains a risk that users of the development could be left marooned within
the building in times of flood without appropriate access and egress being available. We
would strongly recommend that you seek the views of your Emergency Planning Team on
this issue and they should advise more on the emergency plans and procedures that may
be required to support these proposals.

In summary, and based on the flood risk information presented to us we consider the
following:

e Compliance with A1.14 of TAN15 has not been demonstrated as sections of the site
e.g. car parking area are shown to flood during the 1% annual probability (climate
change and blockage event). The residential car parking should be treated as Highly
Vulnerable development and should be designed to remain flood free.

e There is some uncertainty as to whether blockage of the Island Green culvert would
pose greatest flood risks to the site.

e Offsite flood risks have been identified within the FCA and these could further
increase should additional land raising be required on the site.
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e There is a lack of information within the FCA as to the flood hazards (flood depths
and flood velocities) that future users of the development could be exposed to, so the
decision maker does not have the necessary information to make an informed
decision.

Should your Authority be minded to grant planning permission contrary to C2 policy, the
applicant should be required to submit a revised FCA prior to determination of the application
as we believe that you do not have an adequate evidence base to conclude your planning
decision. We can advise you whether the revised FCA is in accordance with the technical
criteria in Appendix 1 of TAN15. If no further information is submitted, or the revised FCA
fails to demonstrate that the consequences of flooding can be acceptably managed over the
lifetime of the development, then we object to this application and recommend that the
application be refused.

Please inform us, in accordance with paragraph 11.7 of TAN15, if you are minded to grant
permission for the application contrary to our advice.

Protected Species

We note that the bat reports submitted in support of the above application (Bat Survey —
Preliminary Bat Roost — 4 Brook Street, Wrexham 02 July 2018 and Bat Activity Report — 4
Brook Street, Wrexham 02 October 2018) have identified that bats were not using the
application site. We note the precautionary reasonable avoidance measures identified in
the Bat Activity Report. The report must be included in the ‘approved list of plans /
documents’ condition within the decision notice should consent for the project be granted.

Please do not hesitate to contact us if you require further information or clarification of any
of the above.

Our comments above only relate specifically to matters that are listed in our ‘Consultation
Topics’ document (September 2018) which is published on our website:
(https://cdn.naturalresources.wales/media/686847/dpas-consultation-topics-august-2018-
eng.pdf?mode=pad&rnd=131819256840000000). We have not considered potential effects
on other matters and do not rule out the potential for the proposed development to affect
other interests, including environmental interests of local importance.

Advice to Applicant
Pollution Prevention

Due to the proximity of the site to watercourses, all works at the site must be carried out in
accordance with GPP5 and PPG6: ‘Works in, near or over watercourses’ and ‘Working at
construction and demolition sites’ which are available on the following website:
http://www.netregs.org.uk/environmental-topics/pollution-prevention-guidelines-ppgs-and-
replacement-series/guidance-for-pollution-prevention-gpps-full-list/
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Ordinary Water Course

Ordinary Water Course Consent may be required from the lead local flood authority for work
to an ordinary watercourse.

Landfill

According to our records the proposed development site is located near to land that is, or
has been, used for the deposition of waste material. We would therefore advise you to
consult with the local authority's Environmental Health and Building Control Departments,
as they may hold detailed records, and may wish to make appropriate recommendations in
respect of landfill gas investigation/remedial work. The developers should be made aware
of the existence of the landfill site(s) so that they can decide whether or not to make their
own investigations into the presence of landfill gas. It should also be noted that Waste
Management Paper 27 states "It has been found that many sites which have taken only
supposedly 'inert' waste have produced gas".

The applicant should be advised that, in addition to planning permission, it is their
responsibility to ensure that they secure all other permits/consents relevant to their
development.

Yn gywir / yours faithfully,

Daniel Davies

Daniel Davies
Ymgynghorydd Cynllunio Datblygu / Development Planning Advisor
Cyfoeth Naturiol Cymru / Natural Resources Wales
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Cyfoeth Ein cyf/Our ref: CAS-99194-Q8M5

Naturiol Eich cyf/Your ref: P/2018/0915
Cymru
Natural
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Wales Maes y Ffynnon,
Penrhosgarnedd,
Bangor,
Gwynedd,
LL57 2DW

northplanning@cyfoethnaturiolcymru.gov.uk
03000 654099

Wrexham County Borough Council,
The Guildhall,

Wrexham,

LL11 1AY

17/10/2019

For the attention of Matthew Phillips
Dear Matthew,

PROPOSAL: RESIDENTIAL DEVELOPMENT COMPRISING CONVERSION OF
FIRST AND SECOND FLOORS OF CENTRAL BUILDINGS TO
PROVIDE 10 NO. APARTMENTS WITH RELATED ALTERATIONS
AT GROUND FLOOR LEVEL AND ERECTION OF 28 NO.
APARTMENTS ON ADJACENT LAND WITH ASSOCIATED
PARKING

LOCATION: Central Building and Adjoining Brook Street, Wrexham

Thank you for re-consulting Natural Resources Wales (NRW) about the above,
which was received on 28/08/2019.

In accordance with TAN15 A3.10, we object to the proposed development as
submitted as it has failed to demonstrate that the consequences of flooding can be
acceptably managed over the development lifetime. We therefore recommend that the
application be refused.

Flood Risk

Our response dated 15™ July 2019 set out a detailed set of requirements for an
amended Flood consequence assessment (FCA) with regards to Al1.14, A1.15 and
Al.2 of TAN 15, to demonstrate flood risk can be acceptably managed over the lifetime
of the development.
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The comments below are provided in response to the submission of a FCA addendum
Bridge Street, Wrexham, Weetwood, dated 19" August, Final V1.0, and revised
Appendix F (of FCA, Bridge Street, Wrexham, dated 22" August 2018, Final Report
v1.2, and should be read in conjunction with our previous response (15" July 2019).

Matters Relating to Table A1.14

In terms of Al.14 the development is required to demonstrate that it would remain
flood free during the 1% culvert blockage with climate change. We note two blockage
locations are detailed and the FCA provides the estimate flood level for the 0.1%
annual event probability (AEP) for all three locations in the addendum but not the flood
levels for the 1% plus climate change at all three locations. The addendum and revised
Appendix F (of FCA, Bridge Street, Wrexham, dated 22"4 August 2018, Final Report
v1.2) show the flood depths in the car park are around 100-200mm and so whilst
hazard is low, there is flooding within the red line of the application site. The car parking
is associated with the new build development and conversion and would form new
highly vulnerable development. The site would not remain entirely dry during the 1%
AEP event with an allowance for climate change and therefore fails to satisfy the
requirements of A1.14.

In relation to the conversion element of the proposal we note the applicants email
confirmation (dated 4" September to the Local Planning Authority) referring to the
application form description for conversion of first and second floors only, and
confirmation that the only ground floor works would involve a bin store and new
entrance with no works proposed at basement level.

Matters Relating to Al1.2 — Flood Risk Elsewhere

In terms of Al.2 flood risk elsewhere and changes to profiles of the site, there is a
lowering of the site and an increase in flood risk off site in excess of 6mm near the
Post Office, Town Hill. We have previously requested clarification on the cause of this
and whether this can be attributed to any modelling anomalies. Demonstrating if there
were potential offsite impacts of increased flood risk elsewhere.

The addendum however, does not detail what modelling anomalies have been
identified (paragraph 20) or why it is not appropriate to raise site levels, what levels of
flood risk are expected to occur in the car park in terms of depths and hazards and
why this would be considered acceptable. The revised Appendix F of the FCA provides
clearer outputs and shows a greater detriment than the earlier version of the FCA,
including the following:

e A 5-30mm of detriment to the land immediately North West of the site boundary
during the 1% AEP event and a greater extent of flooding detriment for the 1 in
1000 year AEP event for similar depths to a large part of Brook Street, and,;

¢ Flood depths of 150-300mm within the site.

This increase in flood risk elsewhere is clearly contradictory to the requirements of
TAN 15.



We draw your attention to the outstanding matters in relation to A1.15 Emergency
access and egress. In our letter dated 15™ July we specified that it failed the four tests
and there was little information about flood hazards. Emergency access from the
conversion is likely to be particularly challenging. Hazard details are provided in the
addendum FCA and it is suggested the new build development would benefit from a
safe access and egress from the south and the existing building’s access and egress
arrangements would remain the same, but not in terms of context of new conversion
scheme of residential development. It is for your Authority to determine whether the
risks and consequences of flooding can be managed in accordance with TAN15, we
recommend you consider consulting other professional advisors on matters such as
emergency plans, procedures and measures to address structural damage that may
result from flooding. Please note, we do not normally comment on the adequacy of
flood emergency response plans and procedures accompanying development
proposals, as we do not carry out these roles during a flood. Our involvement during
a flood emergency would be limited to delivering flood warnings to occupants/users.
In conclusion the addendum FCA and revised appendix F of the FCA dated 22"
August 2018 v1.2 confirms the site would not remain dry during the key 1% AEP
design event with an allowance for climate change and would result in significant
increased flood risk elsewhere up to the 0.1% AEP event. We therefore object to the
development as it fails to meet the A1.2 and Al1.14 requirements of TAN 15.

Please inform us, in accordance with paragraph 11.7 of TAN15, if you are minded to
grant permission for the application contrary to our advice.

Protected Species

Notwithstanding the above, we note that the bat reports submitted in support of the
above application (Bat Survey — Preliminary Bat Roost — 4 Brook Street, Wrexham 02
July 2018 and Bat Activity Report — 4 Brook Street, Wrexham 02 October 2018) have
identified that bats were not using the application site. We note the precautionary
reasonable avoidance measures identified in the Bat Activity Report. The report must
be included in the ‘approved list of plans / documents’ condition within the decision
notice should consent for the project be granted.

Please do not hesitate to contact us if you require further information or clarification of
any of the above.

Our comments above only relate specifically to matters included on our consultation
topic list, Development Planning Advisory Service: Consultation Topics (September
2018), which is published on our website. We have not considered potential effects on
other matters and do not rule out the potential for the proposed development to affect
other environmental interests.

We advise the applicant that, in addition to planning permission, it is their responsibility
to ensure they secure all other permits/consents/licences relevant to their
development. Please refer to our website for further details.

Yn gywir / Yours faithfully,

pa/(/é/ pcw'/'w


https://cdn.naturalresources.wales/media/686847/dpas-consultation-topics-august-2018-eng.pdf?mode=pad&rnd=131909112110000000
http://naturalresources.wales/permits-and-permissions/?lang=en

Daniel Davies
Cynghorydd, Cynllunio Datblygu / Advisor, Development Planning
Cyfoeth Naturiol Cymru / Natural Resources Wales



Cerys Jones

From: Matthew Phillips

Sent: 13 November 2019 15:21

To: planning_admin

Subject: FW: P/2018/0915 Brook Street - CAS-103762-V5M5

Please add as NRW response

From: Davies, Daniel [mailto:Daniel.Davies@cyfoethnaturiolcymru.gov.uk]
Sent: 13 November 2019 15:20

To: Matthew Phillips

Cc: North Planning

Subject: RE: P/2018/0915 Brook Street - CAS-103762-V5M5

Hi Matthew,

In response to the queries DFR have responded as follows. In relation to your query regarding the vulnerability they
have responded as follows:

The proposals would introduce new HVD into a Development Advice Map (DAM) Zone C2 area, e.g. small area of new
residential car parking, and numerous residential flats on the upper floors of an existing building.

The land uses from the NPPF in England are not relevant and the draft TAN 15 land use categories do not list a
nightclub as HVD.

Therefore, the advice is unchanged in that respect. In relation to the two earlier questions:

NRW’s advice is based on the scheme in its entirety rather than individual components of it, and the change of use
of the upper floor conflicts with TAN15 advice. | trust that clarifies the matters you’ve raised. Let me know if I've
missed something.

Thanks,
Dan

From: Matthew Phillips <Matthew.Phillips@wrexham.gov.uk>
Sent: 01 November 2019 16:15

To: Davies, Daniel <Daniel.Davies@cyfoethnaturiolcymru.gov.uk>
Subject: P/2018/0915 Brook Street

Dan,

| have just spoken to the consultant who did the FAC for the above development and he has asked a couple of
questions that | could do with some clarification on from the flood team.

Firstly, the permitted use of the upper floors of the exist building is as a nightclub, so his question was whether this
would constitute a highly vulnerable use. Secondly, if yes to the first question, does that change the advice given?

Regards



Matthew Phillips

Planning Control Lead/Arweinydd Rheoli Cynllunio

Environment and Planning/Amgylchedd a Chynllunio

Wrexham County Borough Council/Cyngor Bwrdeistref Sirol Wrecsam
Telephone/Ffon: 01978 298780

Rydym yn croesawu gohebiaeth yn Gymraeg. Byddwn yn ymateb i unrhyw ohebiaeth yn
Gymraeg ac ni fydd hyn yn arwain at unrhyw oedi.

Ewch i1 weld - mi fedrwch chi dalu, rhoi gwybod, gwneud cais, dweud eich dweud, a dod o
hyd 1 wybodaeth ar-lein yn www.wrecsam.gov.uk. Arbedwch bapur - meddyliwch cyn
argraffu!

Mae®"r neges e-bost hon ac unrhyw atodiadau wedi eu bwriadu ar gyfer yr unigolyn neu?r
sefydliad y?i cyfeirir atynt yn unig. Am yr amodau llawn yngl?n & chynnwys a
defnyddio?r neges e-bost hon, ac unrhyw atodiadau, cyfeiriwch at
www.wrecsam.gov.uk/top_navigation/disclaimersw.htm

We wellcome correspondence in Welsh. We will respond to any correspondence in Welsh and
this will not lead to any delay.

Take a look - you can pay, report, request, have your say and find information online
at www.wrexham.gov.uk. Save paper - think before you print!

This e-mail message and any attachments are intended solely for the individual or
organisation to whom it is addressed. For full conditions in relation to content and
use of this e-mail message and any attachments, please refer to

www .wrexham.gov.uk/top_navigation/disclaimers.htm




