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The Clark Estate Planning Statement

1.0 INTRODUCTION

Overview

1.1 This Planning Statement has been prepared in support of a planning application,
submitted on behalf of The Clark Estate, seeking outline planning permission for a
residential development on land at Wrexham Road, Abermorddu, Flintshire. The
purpose of this Statement is fo assess the proposal against relevant local and national

planning policy guidance and other material considerations.

1.2 The proposal comprises residential development. In summary, the development would

provide up to 80 new dwellings. All matters are reserved except for access.

1.3 The proposed development and supporting application material have been informed
and influenced by pre-application discussions with the community and statutory
consultees, in line with the Welsh Government requirements for pre-application
consultation under Section 17 of the Act and the Town and Country Planning
(Development Management Procedure) (Wales) Order 2012 (DMPWQO) as amended
by the 2016 Order. Reference has also been made to the recently published ‘Pre-
application Community Consultation: Best Practice Guidance for Developers'

(November 2017) by Turley on behalf of the Welsh Government.

1.4 The application is supported by the following plans and documents:

e lllustrative Masterplan — Drawing Number 1610: COI1
¢ Site Location Plan — Drawing Number C127.4-001
e Planning Statement

e Design and Access Statement

e Landscape and Visual Impact Assessment

e Transport Assessment

e Flood Risk Assessment

e Ecological Appraisal

e Further Ecological Assessment

e Arboricultural Impact Assessment

o Surface Water Drainage Assessment

¢ Topographical Survey
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Project Team

1.5 The proposed scheme has been informed by several consultant reports, as summarised

below.

e The project management has been led by Fisher German, who have produced the
application plans and provided planning advice;

e Tweed Nuttall Warburton have provided urban design and master planning
services, including the Design and Access Statement which accompanies this
application;

e Ryder Landscape have provided landscape consultancy services;

e SCP Transport has advised on highways matters;

e Kingdom Ecology has advised on ecology matters;

e Powers and Tiltman have provided a topographical survey in support of the
application;

e Arbtech have undertaken a tree survey and arboricultural impact assessment;

e Waterco have prepared the hydraulic modelling study and flood risk assessment
work; and

e Weetwood have provided advice on surface water drainage matters.

Structure of this Statement

1.6 This Planning Statement sets out the background relevant to the determination of the
application, by describing the site and its general locality, before setting out details of
the proposed development. The statement goes on to provide an overview of the
planning policy context against which the development must be assessed, followed
by a detailed consideration of the development proposals against this policy context
and all other relevant material considerations. This demonstrates that the site is
deliverable and can come forward to meet housing needs in the five-year supply

period, with evidence of interest from developers to support this statement.

1.7 The application proposes a high quality, sustainable development that will provide

significant benefits to the immediate locality in Flintshire.

1.8 The benefits to be delivered by the development will outweigh any minor residual
impacts of the proposals. It is considered that there are compelling grounds to grant

planning permission for the proposed development, including:

e Boosting the supply of housing to meet identified need;
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e Delivery of accessible and extensive open space and Green Infrastructure to the
village;

e Confributions fowards education facilities in line with policy considerations;

¢ The development accords with the economic role of sustainable development
in that it will contribute to a strong responsive economy. This includes increased
expendifure to help enhance and support the viability of the existing services
within the Abermorddu, Caergwrle, Cefn y Bedd and Hope area. It will also lead
to the creation of direct jobs during the construction period;

e The development accords with the social role of sustainable development
through boosting the supply of housing, including the provision of a broad range
of house types to meet varied housing needs and demands in the areq;

¢ The scheme proposes affordable housing in full accordance with the most recent
level of assessed needs. This benefit should be given substantial weight, given the
current shortfall against the five-year housing requirement for the County;

e Full consideration has been given to environmental matters associated with the
proposed development, in order to ensure the environmental role of sustainable
development is met. Mitigation has been included within this scheme to ensure

conservation and enhancement of key features.
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2.0

2.1

2.2

2.3

2.4

2.5

2.6

2.7

2.8

SITE AND SURROUNDING AREA
The Site

The proposed development site extends to approximately 3.49 hectares (gross) and is
located on the edge of Abermorddu, a village in the wider settlement cluster of

Caergwrle, Hope and Abermorddu in Flintshire County Council.

The site consists of two agricultural fields and currently used under an agricultural
tenancy for grazing. The fields have direct frontage to the A541 Wrexham Road along
the eastern boundary. Residential development faces the application site on the

opposite side of Wrexham Road.

A hedgerow lines the eastern site boundary along Wrexham Road. A further hedgerow
and vegetation divide the two field parcels in an east-west direction and follow the

western boundary.

The southern boundary of the site adjoins the playing field for the adjacent
Abermorddu Primary School. There is no direct route to the school from the application

site; its boundary is defined by a fence along this section.

To the south west of the site and along part of its western boundary is the Parc Celyn
residential development which is currently being built by Anwyl Homes. An area of
equipped public open space is provided in that site's corner which adjoins the

Wrexham Road site at its south west corner.

The western boundary adjoins fields and is tree-lined along its extent. The topography
of the site changes generally from west to east. The northern field gently slopes up to

the western boundary. The southern field is relafively flat.

An ordinary watercourse runs through the southern section of the site from the western
boundary, fravelling in a south easterly direction to that corner of the site where it enters

a culvert. This crosses under Wrexham Road to the south-east direction.

An agricultural access is provided onto Wrexham Road which has been reopened.
Access is also obtained through other fields along the western boundary forming the
Clark Estate.
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29

2.10

211

2.12

2.13

2.14

The site is located in between the two sustainable settlements of Caergwrle to the
north, and Abermorddu to the south. It adjoins the existing urban area of Abermorddu.
The villages are close to the Flintshire and Wrexham border and together with nearby
Hope and Cefn-y-Bedd, accommodate a population of approximately 4,487 (Source:
2011 Census).

The nearest service centre is located at Caergwrle village, approximately 0.8 km to the
north of the site along Wrexham Road. The service centre has a cluster of shops and
facilities located along Wexham Road/High Street. These include a convenience store
and post office, cash machine, café, pub restaurants, pharmacy, hairdressers, car

parks and church. All are accessible on well surfaced public footpaths.

Education services are close to the site, with Abermorddu Primary School bounding the
site off Cymau Lane fo the immediate south. Abermorddu and Caergwrle villages are
both served by Castell Alun secondary school, which is located fo the north east of the
site along Fagl Lane in Hope. Fagl Lane is a local route which connects between

Wrexham Road through Caergwrle and Hawarden Road through Hope.

The site at Wrexham Road benefits from vehicular access along the A541 to Mold in
the north, approximately ? km to the north-west via the A541 Mold Road, and Wrexham
to the south east, approximately 8 km away, also via the A541. The site is approximately

18 km south west of Chester city.

The nearest train station is at Cefn-y-Bedd, approximately 0.3 km to the south-east of
the application site. Caergwrle train stafion is located approximately 0.7 km north of
the site via the A550 heading towards Hope village. Both stations provide train services
along the Wrexham to Bidston line on an hourly basis during weekday daytime hours,
connecting atf Bidston station to provide frequent services to Liverpool. The Wrexham
to Bidston line also includes stops for local destinations at Hope, Penyffordd, Buckley

and Shotton amongst others.

The nearest bus stop to the site is located along Wrexham Road and which provides a
southbound service for users. There are bus stops serving both directions along the A550
that are accessed on foot via the pedestrian footpath that connects with the A550 via
The Crossways. There is a good level of frequency of bus services stopping close to the
site which provide convenient access to locations including Wrexnam, Gwersyllt,

Syndallt, Pontblyddyn, Leeswood and Mold and other local destinations.
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Designations

2.15 The site is located outside of any identified flood risk zone defined by the Welsh
Government’s Development Advice Maps. It is in Flood Zone A as defined in Technical
Advice Note (TAN) 15: Development and Flood Risk, meaning that the site is at low risk

from flooding. Figure 1 below shows the flood zone areas in the locality.
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Figure 1: Ex’rroct from the DevelopmenT Advice Map for flood risk (Source: Natural

Resources Wales)

2.16  Figure 2 overleaf is a map exiract from the Council’'s website showing local
designations of relevance to the application. The key local facility is the primary school
located adjacent to the southern boundary of the site. This also serves as the local
polling station during elections. There are public rights of way to the north and west of
the site. There are no public rights of way within the site, and no formal pedestrian
access points, although there is a public footway along Wrexham Road for the full

length of the site’s eastern boundary frontage.

2.17  There are no known ecological designations within or adjacent to the application site.
Figure 3 overleaf is an extract from the Cof Cymru — National Historic Assets of Wales
online map, available on the Welsh Government Cadw website. Together with the

Figure 2 map, they demonstrate there are no known heritage designations, including
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conservation areas and listed buildings, on are adjacent to the site. Finally, there are

also no Tree Preservation Orders affecting the site.
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2.18

2.19

2.20

221

222

2.23

Planning History

The existing and long-standing agricultural access from Wrexham Road along the
eastern boundary was confirmed through a retrospective planning permission granted

on 12 January 2015, under application reference 052895.

To the south-east of the application site the Parc Celyn residential development is a
UDP housing allocation. In April 2012 full planning permission was granted for the
allocated housing site located to the west of the existing school, under planning
application reference 048471. The application proposed 35 dwellings and associated

works.

Development had not commenced on site and another full planning application was
submitted in November 2013, again for a 35-dwelling scheme. That proposal, under
reference 051482, was allowed at appeal on 16 June 2015, the issues under discussion
being specific to planning obligations and not principle of development, as the site
had already been allocated in the Flintshire Unitary Development Plan (UDP) for

residential development.

The site is currently being developed by Anwyl Homes with 3 and 4-bedroom dwellings
provided. Access is provided off Cymau Road, to the west of the primary school. The
northern section of the site includes an area of equipped public open space which
adjoins the south-west boundary of the Wrexham Road application site. Access is

therefore available through to the Anwyl site for pedestrians.

The site has been promoted through the development plans process. It was allocated
for residential development in the Flintshire Unitary Development Plan (UDP), site
reference 41a and for the same area coverage as the current application site. The site
would have come forward during the Plan period of 2000-2015. A red line location plan
is provided in Figure 4 overleaf. This also shows other land in the client’s ownership in

blue, and points to the location of the Parc Celyn development area.

The Planning Inspectors conducting the examination supported the site allocation. The
Inspectors’ Report for the UDP recognised its sustainability credentials. These are

summarised below:

e The ssite is convenient to the local school and within reasonable reach of facilities.
Indeed, it is closer to the facilities in Caergwrle when compared with much of the

existing development in Cefn-y-Bedd.
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Figure 4: Site location plan. The application boundary is in red, the client controlled

land is in blue line and the Parc Celyn development area is identified.

e From the evidence before the Inspectors, they were satisfied that appropriate
access can be achieved, and that highway safety would not be compromised.
Given

o the size of the allocation, the resulting increase in the level of fraffic on the
adjacentroads would not be unacceptable. The site is within reasonable distance
of a railway station and adjacent to a bus route.

e There were no infrastructure capacity issues raised at the local schools and the
bodies responsible for overseeing water, drainage and sewerage matters raised
no objection.

e The Inspectors did not find the area to be of such ecological or landscape value
to outweigh the need to allocate the land to meet the future housing needs of

the County.
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¢ Whilst development of the land would reduce the area of undeveloped land
between Abermorddu and Caergwrle, it would not result in the two merging into
one another.

o The Inspectors acknowledged the design and appearance of development, the
provision of affordable housing, the avoidance of overlooking and impact on
wildlife habitats are mafters of detail that relate to the development
management process should proposals come forward for development. Policing

matters are outside the scope of the UDP.

2.24  Despite the positive report and recommendations from the Planning Inspectors, the
allocation was not taken forward into the adopted version of the UDP by Flintshire
County Council. The Council considered there was no longer a need at the time (in
2011) to over-allocate in the UDP by including this site; the Council considered there to
be more than sufficient capacity in the Plan without the need for the site. The over-
allocation and flexibility grounds for including the site were deemed to no longer be
applicable at the time because circumstances had changed since the UDP
examinafion, namely the economic recession and housing market impacts. These
issues will be considered in further detail in the assessment of development proposals

under Section 5 of this Planning Statement.

2.25 Thesite hassince been promoted through the emerging Local Development Plan (LDP)
process. The Council has recently reached Preferred Strategy consultation stage;
however, details of most site allocations have not yet been decided as this will follow
in subsequent stages of Plan preparation. The consultation does however include a
Background Paper which considers candidate sites against the Preferred Strategy. The
paper identifies whether each Candidate Site broadly complies with the strategic

approach to the location of future growth as set out within the LDP Preferred Strategy.

2.26 The assessment of candidate sites against the Preferred Strategy has been done by
using standard wordings. These wordings have been grouped and colour coded to
reflect the degree to which they broadly accord with the Preferred Strategy. The land
at Wrexham Road, Abermorddu has been given the green category and following

wording:

“The site complies with the Council's Preferred Strategy and may have potential to
contribute to meeting future growth within the County subject to a safisfactory

technical assessment.”
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2.27 Thereport adds that such sites are not considered to be affected by any fundamental
constraint and have the potential to meet the Plan’s growth strategy. Such sites are still
subject to a satisfactory technical assessment, and this might include a Transport
Assessment or further viability work. As demonstrated through this application, the
technical assessment has been undertaoken and the site can deliver residential

development, thereby contributing to the LDP Preferred Strategy and housing land

supply.
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3.0

3.1

3.2

3.3

3.4

3.5

THE DEVELOPMENT PROPOSAL

Proposed Development

Outline planning consent is sought for the residential development of land to the west
of Wrexham Road, Abermorddu, with all matters other than access reserved for future
consideration. Details relating to the appearance, layout, amount and scale of
development as well as landscaping within the site are to be the subject of subsequent

reserved matters approval.

The illustrative masterplan, submitted with the planning application shows how the site
could be developed within the design parameters. The masterplan shows the retention

of existing trees and hedgerows and the creation of new public open space.

The development can accommodate a variety of house types and sizes to create
balanced, inclusive communities, across ages, incomes, household composition and
tenure. The maximum number of dwellings proposed by the application is 80. The
proposed development includes 30% affordable housing as required by Policy HSG10
of the adopted Flintshire UDP.

Vehicular access to the proposed development will be taken via the infroduction of
two new priority controlled junctions off Wrexham Road. Both site accesses will be
designed to residential standards, featuring a 5.5 m carriageway and 2 m footways on
either side of the carriageway. They have been designed so that visibility splays of 2.4
m x 120 m are achievable. Pedestrian/cycle access to the site will be provided from
the same location as the proposed vehicular accesses. The internal road network will
be designed to ensure the movements of service and refuse vehicles can be

accommodated. Car parking will be provided in line with local standards.

In addition to the key design principles illustrated on the proposed lllustrative
Masterplan, and summarised above, the application has also been informed by a
range of detailed assessments and surveys as set out in paragraph 1.2 of this Statement.
This assessment work has informed the design process, to ensure that a carefully
considered and sensitively designed development can be delivered. Matters specific
to the design and access arrangements of the development are set out in detail in the
Design and Access Statement accompanying the planning application, which has

also been informed by the following supporting assessments and surveys:
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e The Flood Risk Assessment considers in detfail all matters relating fo flood risk.
Detailed hydraulic modelling of Abermorddu Stream and its tributary shows that
the maijority of the site is flood free during all modelled events up to and including
the 0.1% Annual Exceedance Probability (AEP) event. It is proposed to replace an
existing pipe culvert (beneath a field crossing) with a larger and longer box culvert
(oeneath a proposed access road). Site level raising is also proposed in the south-
western extent of the site. The Flood Risk Assessment demonstrates that the
proposed development is not at significant flood risk, subject to the

recommended strategies being implemented.

e The accompanying Surface Water Drainage Strategy demonstrates that the
drainage design for the development will comply with all relevant local and
national standards. An indicative strategy has been designed which provides the
opportunity for the inclusion of Sustainable Drainage Systems (SuDS) elements,
ensuring that there will be no increase in surface water runoff from the proposed
development. The storage facilities have been sized to accommodate the entire
storage requirements for the site. This demonstrates that the site can be
successfully drained, and that sufficient space has been incorporated within the

lllustrative Masterplan for a Sustainable Urban Drainage System.

e The Transport Assessment submitted with this application, proposes two new
priority controlled junctions off Wrexham Road. Pedestrian/cycle access to the site
will be provided from the same location as the proposed vehicular accesses. The
development is sustainable in terms of good accessibility to the site provided to
those travelling by foof, bicycle and public tfransport. The impact of the additional
tfrips generated by the proposed development on the operation of the local
highway network has been assessed and demonstrates that the site access will
operate well within capacity and whilst the Wrexnam Road / A550 / Cymau Lane
signal controlled junction would operate slightly over capacity the addition of the

development traffic would not have a significant impact.

e An Arboricultural Impact Assessment has been undertaken of the trees and
hedgerow within and surrounding the site. It confirms that the trees and hedgerow

are of moderate and low quality and should be retained where possible.

¢ Inrespect of key species, the Preliminary Ecological Appraisal recommends the
retention of hedgerows and trees, the creation of new wildlife corridors, carrying

out of Great Crested Newt survey, a bird nest box scheme to offer suitable
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breeding habitat for a variety of bird species, and bat activity surveys to
determine species using the site and the nature of their activity.
Recommendations for lighting are also made, to retain dark corridors along key
bat foraging and commuting routes (the western boundary and along the
watercourse). A bat box scheme should also be produced for the site.

e The Further Ecology Surveys found it highly unlikely that Great Crested Newts are
present at the proposed development, having sampled water from the only pond
located within 500m of the site. Bats have been identified in relatively low
numbers. The site is considered to support bat assemblages that are of ‘local’
value in terms of their conservation importance. Recommendations for tree
retention are made and a lighting designer should be appointed during the
detailed design stage. Where possible the use of artificial lighting should be
avoided. Finally, it is recommended that a bat box scheme is produced for the
site. The scheme should include the incorporation of at least seven bat boxes
which should be built into the south facing gable ends of new houses ideally

adjoining the northern or western site boundary.

e A Landscape and Visual Impact Assessment (LVIA) has been undertaken which
has objectively identified that landscape and visual harm would occur with the
development of housing at this location. It has however concluded that the
permanent adverse landscape and visual effects are not at such a scale, for
example major, adverse effects, that the identified landscape and visual harm
would justify a reason for refusal on these grounds.

e Over-time, as the landscape mitigation elements establish, the sense of
landscape change in the surrounding landscape receptors caused by the
development would reduce but remain adverse. All residual landscape effects
reduce to an upper rating of Moderate, the majority being Minor except for the
Site itself where the landscape effect would remain Major, adverse which is an
inevitable result of building houses on a green field location.

e The overall rating of the significance of effects would reduce over time as the
development becomes established with mitigation planting but they will remain
adverse in character. It is the users of local roads (Wrexham Road and the cross
roads at Abermorddu Primary School) who will continue to experience Moderate
to Minor permanent and adverse residual visual effects. More distant views
(<200m) will have negligible to no residual effects given screening by existing

intfervening vegetation, landform and built form.
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Sustainability

3.6 The proposed development constitutes sustainable development, as summarised

below and expanded upon in Section 6 of this report.

Economic

3.7 The development will contribute not only to meeting local housing need and demand,
but will also make a valuable confribution fo the local viability and vitality of
Abermorddu, Cefn-y-Bedd, Caergwrle and Hope as a sustainable and balanced
community. Economic benefits from the supply of additional housing, and from the mix
of housing proposed by the application, include job creation through construction,
and increase in local spending during construction and following occupation of the
dwellings. Contributions towards ensuring that the needs of future occupants are met
will be secured through a Section 106 agreement to deliver the provision of new or

improved services and facilities to serve the proposed development.

Social

3.8 The proposed development will deliver numerous social benefits to the local
community and wider area. It will contribute towards boosting the supply of housing on
a site which can commence delivery within the next five years. The development will
provide a mix of high quality homes to increase the range and type of dwellings
available in the locality. In accordance with policy requirements, the development will

also deliver 30% affordable housing to support local affordable needs.

3.9 The range of housing will attract economically active families into the area, helping to
sustain the vitality and viability of local services and facilities, contributing fo the
creatfion of sustainable communities. In addition, the design of the proposed
development has considered ensuring that the indicative layout and design will

intfegrate within the landscape and the existing adjacent housing.

3.10 The site is located within easy walking distance of the services and facilities located
within Abermorddu, Caergwrle, Cefn-y-Bedd and Hope, along with good access to
the railway stations at Caergwrle and Cefn-y-Bedd and to bus services which connect
the village to Mold and Wrexham. Together, this accessibility by public transport will
encourage active lifestyles and promote alternative modes of fransport to the private

car.
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Environmental

3.11  This Planning Statement and the supporting technical documents which accompany
the application explain how environmental factors have been taken fully intfo account
to ensure a sustainable development is delivered. Mitigation has been included within
the scheme to ensure the conservation and enhancement of key features, including
wherever possible the retenfion and enhancement of existing frees and hedgerows
both around the site boundaries and within the site itself. Environmental considerations

and benefits are described in detail in Sections 5 and 6 of this Statement.
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4.0

4.1

4.2

4.3

4.4

4.5

4.6

PLANNING POLICY CONTEXT

Overview

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires applications
for planning permission to be determined in accordance with the Development Plan
unless material considerations indicate otherwise. In addition, government policy is

material fo the determination of planning applications.

The relevant Development Plan for this application comprises the policies of the
Flintshire Unitary Development Plan (UDP). Other material considerations include
national planning policy, which comprises Planning Policy Wales (PPW) and
accompanying Technical Advice Notes (TANs), as well as any Supplementary Planning

Guidance (SPG) documents produced by the Council.

Itis also relevant to consider the emerging planning policy strategy for Flintshire Council

as they commence preparation of their Local Development Plan (LDP).

Planning Policy Wales

Sustainable Development

PPW sets out the Welsh Government's economic, environmental and social planning
policies for Wales. Figure 4.2 in the document states that “sustainable development”
means the process of improving the economic, social, environmental and cultural well-
being of Wales by taking action, in accordance with the sustainable development

principle, aimed at achieving the well-being goals.

It states in paragraph 4.2.2 that the planning system provides for a presumption in
favour of sustainable development to ensure that social, economic and environmental
issues are balanced and integrated, at the same time, by the decision-taker in taking

decisions on individual planning applications.

Paragraph 3.1.3 states that in line with the presumption in favour of sustainable
development, applications for planning permission or for the renewal of planning
permission, should be determined in accordance with the approved or adopted
development plan for the area, unless material considerations indicate otherwise.
Material considerations could include current circumstances, policies in an emerging
development plan and planning policies of the Welsh Government. All applications

should be considered in relation to up-to-date policies.

A FISHER '8
» GERMAN



The Clark Estate Planning Statement

4.7 Paragraph 2.14.4 states it is for the decision-maker, in the first instance, to determine
through monitoring and review of the development plan whether policies in an
adopted LDP are outdated for the purposes of determining a planning application.
Where this is the case, local planning authorities should give the plan decreasing
weight in favour of other material considerations such as national planning policy,

including the presumption in favour of sustainable development.

4.8 In line with this presumption in favour of sustainable development applications for
planning permission should be determined in accordance with the approved or
adopted development plan for the area, unless material considerations indicate
otherwise. Material considerations could include current circumstances, policies in an
emerging development plan, and planning policies of the Welsh Government.

All applications should be considered in relation fo up to date policies.

4.9 Paragraph 4.2.4 of PPW states that where:
e There is no adopted development plan; or
e Relevant development plan policies are considered outdated or superseded; or

e Where there are no relevant policies,

there is a presumption in favour of proposals in accordance with the key principles
and key policy objectives of sustainable development in the planning system. In
doing so, proposals should seek to maximise the contribution to meeting the local

well-being objectives.

410 In taking decisions on individual planning applications it is the responsibility of the
decisionmaker to judge whether this is the case using all available evidence, taking
into account the key principles and key policy objectives of planning for sustainability.
In such cases the local planning authority must clearly state the reasons for the

decision.

411 Paragraph 4.4.1 states that a list of sustainability objectives for the planning system
reflects the Welsh Government’s vision for sustainable development and the outcomes
they seek to deliver across Wales. These objectives should be taken into account in
taking decisions on individual planning applications in Wales. These reflect the
sustainable development outcomes that Government see the planning system

facilitating across Wales.
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Design

4.12 Section 4.11 of PPW sets out objectives to meet on good design. Good design can
protect and enhance environmental quality, consider the impact of climate change
on generations to come, help to attract business and investment, promote social

inclusion and improve the quality of life.

413  The five aspects of good design — access; character; community safety; environmental
sustainability; and movement, should be reflected in the content of any design and
access statement required to accompany applications for planning permission which

are material considerations.

414  Good design is also inclusive design. It should promote the efficient use of resources,
including land. Good design should ensure that development contributes to tackling
the causes of climate change (by reducing greenhouse gas emissions) and to effective
adaptation to the consequences of climate change. Good design is essential to
ensure that areas, parficularly those where higher density development takes place,

offer high environmental quality, including open and green spaces.

Natural Heritage

4.15 Paragraph 5.5.1 states that biodiversity and landscape considerations must be taken
infto account in determining individual applications and confributing to the
implementation of specific projects. The effect of a development proposal on the
wildlife or landscape of any area can be a material consideration. In such instances
and in the interests of achieving sustainable development it is important to balance
conservation objectives with the wider economic needs of local businesses and
communities. Where development does occur, it is important to ensure that all

reasonable steps are taken to safeguard or enhance the environmental quality of land.

Transport

416  Paragraph 8.2.1 in PPW states that the Active Travel (Wales) Act 2013 aims to make
walking and cycling the most attractive option for shorter journeys. Paragraph 8.4.2
states that car parking provision is a major influence on the choice of means of
fransport and the patftern of development. Local authorities should ensure that new
developments provide lower levels of parking than have generally been achieved in

the past. Minimum parking standards are no longer appropriate.
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4.17  Paragraph 8.7.1 states that when determining a planning application for development

that has transport implications, local planning authorities should take into account:

The impacts of the proposed development on travel demand;

e The level and nature of public fransport provision;

e Accessibility by a range of different fransport modes;

e The opportunities to promote active travel journeys, and secure new and
improved active tfravel routes and related facilities, in accordance with the
provisions of the Active Travel (Wales) Act 2013;

¢ The wilingness of a developer to promote fravel by walking, cycling or public
fransport, or to provide infrastructure or measures to manage fraffic, to overcome
transport objections to the proposed development (payment for such measures
will not, however, justify granting planning permission to a development for which
it would not otherwise be granted);

e The environmental impact of both transport infrastructure and the traffic

generated12 (with a particular emphasis on minimising the causes of climate

change associated with transport); and

o The effects on the safety and convenience of other users of the transport network.

Housing

418 Paragraph 9.2.3 of PPW requires local planning authorities to ensure that sufficient land
is genuinely available or will become available to provide a five-year supply of housing
lond judged against the general objectives and the scale and location of

development provided for in the development plan.

4.19  Paragraph 9.3.1 states that new housing developments should be well integrated with
and connected to the existing pattern of settlements. The expansion of towns and
villages should avoid creating ribbon development, coalescence of settlements or a

fragmented development pattern.

420 Paragraph 9.3.4 adds that in determining applications for new housing, local planning
authorities should ensure that the proposed development does not damage an area’s
character and amenity. Increases in density help to conserve land resources, and
good design can overcome adverse effects, but where high densities are proposed
the amenity of the scheme and surrounding property should be carefully considered.
High quality design and landscaping standards are particularly important to enable

high density developments to fit into existing residential areas.
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4.21 Finally, paragraph 9.3.5 states where development plan policies make clear that an
element of affordable housing, or other developer contributions, are required on

specific sites, this will be a material consideration in determining relevant applications.

Technical Advice Notes (TANs)

422 PPW is supplemented by a series of Technical Advice Notes (TANs) which provide
detailed planning advice on different subjects. Together with PPW and other circulars
and policy letters, they comprise nafional planning policy in Wales and may be

material fo decisions on individual planning applications.

423 Relevant TANs to the planning application at Wrexham Road, Abermorddu include the

following:

TAN 1: Joint Housing Land Availability Studies (2015). This TAN provides guidance

on the preparation of Joint Housing Land Availability Studies.

e TAN 2: Planning and Affordable Housing (2006). This TAN provides guidance on the
role of the planning system in delivering affordable housing.

e TAN 5: Nature Conservation and Planning (2009). This TAN provides guidance on
how the land use planning system should contribute fo protecting and enhancing
biodiversity and geological conservation.

e TAN 12: Design (2016). This TAN provides guidance on how good design should be
achieved through the planning process.

e TAN 15: Development and Flood Risk (2004). This TAN provides guidance which
supplements the policy set out in Planning Policy Wales in relation to development
and flooding.

e TAN 16: Sport, Recreation and Open Space (2009). This TAN provides guidance
regarding planning for sports, recreation and open space provision as part of new
development proposals.

e TAN 18: Transport (2007). This TAN describes how to integrate land use and transport

planning. It explains how transport impacts should be assessed and mitigated.

424  The guidance contained in TAN 1: Joint Housing Land Availability Studies is particularly
important in the context of this planning application. It explains that the housing supply
figure for a local planning authority will be taken from the current Joint Housing Land
Availability Study (JHLAS). Paragraph 6.2 of TAN 1 provides that where such a study
shows a supply below five years the need to increase supply should be given

considerable weight when dealing with development that would otherwise comply
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with development plan and national planning policies. Where it has not been possible
to undertake a study due to not having an adopted LDP or UDP within its plan period,
a local planning authority will be unable to demonstrate that they have a five-year
supply of housing land and will be considered not to have one (paragraphs 8.1 and
8.2).

Flintshire Unitary Development Plan (2011)

425 The adopted Flintshire Unitary Development Plan (UDP) sets out the land use planning
vision, objectives and strategy of Flintshire Council. The UDP covers a plan period of
2000-2015. Whilst the UDP effectively became time expired at the end of 2015, the
Council state on their website that it is still fo be used as the most up to date adopted
plan for development management purposes and it will be an important material
consideration in any planning decisions until superseded by the adopted LDP remains
the adopted development plan for the County. A summary of the relevant policies is

provided below.

426  An exiract from the Flintshire UDP Proposals Map is provided overleaf in Figure 5. This
shows that the application site lies adjacent to the settlement boundary and partly in
a Minerals Safeguarding Area. The Anwyl Homes Parc Celyn development is shown as

an allocation to the south-west of the application site.

4.27  Policy STR1 - New Development: The policy sets out a list of development requirements
which include incorporating high standards of design, creating safe, healthy and
secure environments, respecting community identity and social cohesion, respecting
physical and natural environmental considerations, minimising or negating air, water
and land pollution, and taking a precautionary approach to refuse developments
which would have significant and uncertain impacts in the absence of best available

information to the contrary.

428 Policy STR4 - Housing: The policy sets out that the UDP will seek to provide for the housing
needs of the County through a housing figure of 7,400 new dwellings over the Plan
period; distributing new housing across the County based on a settlement hierarchy;
providing a range of type and size of housing sites including affordable and special
needs housing where there is a demonstrable need; and making the most efficient and

effective use of housing sites.
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Figure 5: Proposals Map extract from the Flintshire Unitary Development Plan with

approximate location of the site shown. (Source: Flintshire Council website)

429 Policy STR10 - Resources: The policy sets out criteria that development will be required

to make the best use of resources. This includes, amongst others, making the most

efficient and practicable use of buildings and land in terms of density, siting and layout.

430 Policy GEN1 - General Requirements for New Development: The policy sets out a list of

requirements to satisfy for proposals requiring planning permission. This includes:

Harmonising with the site and surroundings;

Taking account of safety and security;

Not impacting negatively on heritage features, wildlife and landscape;
Protecting amenity of neighbours;

Providing safe access for pedestrians, cyclists and disabled people;
Not having an unacceptable effect on the highway network;

Having convenient access to public transport;

Having regard to the adequacy of public services and infrastructure;

Not resulting in drainage, land stability, contamination or flooding issues; and
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e Noftresulting in the loss of the best and most versatile agricultural land where

possible.

431 Policy GEN3 - Development Outside Settlement Boundaries: This policy sets out criteria
for exceptions to the general rule that development proposals outside settlement

boundaries will not normally be permitted.

432 Policy D1 - Design Quality, Location and Layout: This policy sets out that development
will be permitted only if it satisfies a list of criteria. Matters include scale, location, siting,
layout, making best use of land, minimising the need to travel, density, its relation o
topography and related aspect/view matters, creating attractive building alignments
and frontages, providing adequate space around buildings including parking and

landscaping, and maximising the efficient use of resources.

433 Policy D2 - Design: Development will only be permitted where, in accordance with the
policy,
e The proposed building and structures are of good standard of design, form and
scale; and
e The development protects the character and amenity of the locality and adds to

the quality and distinctiveness of the local area.

434 Policy D3 - Landscaping: New development will be required, where appropriate, to
include a hard and soft landscaping scheme which considers criteria including:
e Landscape or townscape character;
o Site fopography;
e Aspect, microclimate and soil type;
e Existing man-made and natural features;
e Existing trees and vegetation;
e Use of indigenous species and materials;
e Appropriate boundary treatment; and

e Nature conservation interests.

435 Policy TWH1 - Development Affecting Trees and Woodlands: This policy sets out that the
Council will protect from development those woodlands and trees which are important
local landscape, townscape and wildlife features. Relevant assessments should be
undertaken, and trees retained wherever possible with development sympathetically

incorporated around them. Where tree removal is considered acceptable, suitable
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replacements that are appropriate to the character of the area shall be established

elsewhere within the site.

436 Policy WB1 - Species Protection: Development which would have a significant adverse
effect on important species or their habitats will not be permitted unless appropriate

measures are tfaken to secure their long-term protection and viability.

437 Policy AC4 - Travel Plans for Major Traffic Generating Developments: Developments
which are likely to generate a substantial number of trips will only be permitted
provided that the proposal is accompanied by a travel plan setting out what measures
will be implemented to satisfactorily reduce the level of car based trips in terms of:

e Provision for pedestrians, cyclists and public tfransport;

e Other arrangements such as formal car sharing and private bus services;

e Implementation programme; and

e Monitoring and review procedures.

In the case of outline or speculative proposals the Council will require the submission of
a Travel Plan atf reserved matters stage or other appropriate pre-agreed time, through

either a planning condition or legal agreement.

438 Policy AC8 Buses: Development be required to be adequately serviced by public
tfransport either through existing bus services or through the provision of new or
extended bus services. Development will generally be expected to be located close
fo good public transport routes. In cases where new development proposals are likely
to generate significant numbers of trips, such as housing, the adequacy of local

services will be a factor.

439 Policy AC13 - Access and Traffic Impact: The tfransport policy states that development
proposals will be permitted only if:

e Approach roads to the site are of an adequate standard to accommodate the
traffic likely to be generated by the development without compromising public
safety, health and amenity; and

e Safe vehicular access can be provided by the developer both to and from the
main highway network.

Where considered necessary, the Council will require a transport assessment,

incorporating a traffic impact assessment.

440 Policy AC18 - Parking Provision and New Development: All new development must

provide appropriate parking in accordance with the Council’s Parking Standards,
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which will be applied as a maximum. In certain circumstances, reduced requirements
may be applied. The Council standard is 2 car spaces per unit for 2 and 3-bedroom

dwellings; 3 spaces for 4 or more bedrooms in a unit.

4.41  Policy HSG4 - New Dwellings Outside Settlement Boundaries: This housing policy states
that new dwellings outside settlement boundaries will be permitted where it is essential
fo house a farm or forestry worker. Proposals relating to this aim must be subject to

criteria related to such schemes.

4.42 Policy HSG8 - Density of Development: New housing development will be permitted
where the density of development:
¢ Makes the most efficient use of available land;
o Reflects the characteristics of the site and surrounding areaq;
o Helps to meet the needs of Flintshire residents for a range of house types;
e Uses high quality design principles fo maximise the density of development without
compromising the quality of the living environment provided; and
¢ Makes adequate provision for privacy and space about dwellings.
Developers should also aim to achieve 30 dwellings per hectare on unallocated sites
in category A and B seftlements. Abermorddu is a Category B settlement in

accordance with the UDP.

443  Policy HSG9 - Housing Mix and Type: The policy requires all new housing developments
fo provide an appropriate mix of dwelling size and type in order to create mixed and

socially inclusive communities.

4.44  Policy HSG10 - Affordable Housing within Settlement Boundaries: This policy states that
where there is a demonstrable need for affordable housing to meet local needs, the
Council will take account of this as a material consideration when assessing housing
proposals. Where this need exists, the Council will negotiate with developers to provide
30% affordable housing in suitable or appropriate schemes within settlement
boundaries. Whilst the application site is outside of the existing UDP seftlement
boundary, this affordable housing policy has been applied in similar schemes

elsewhere and continues to be used.

4.45 Policy SR5 - Outdoor Play Space and New Residential Development: New residential
development will normally be expected to include outdoor playing space at a

minimum rate of 2.4 hectares per 1,000 population. This provision will include outdoor
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sport and recreation space together with equipped play space. In exceptional
circumstances, where it is not possible to provide open space on the development site,
then suitable off-site provision or conftributions to new or improved facilities, including

equipment, will be sought.

446 Policy EWP17 - Flood Risk: Development which would seek to reduce the impact and

frequency of flood risk to areas at risk of flooding will be generally supported provided:

e The design and character of the works is appropriate to the locality:

e The works do not adversely impact on inferests of acknowledged nature
conservation and recreation importance; and

e The works do not increase flood risk elsewhere

Other development within areas af risk of flooding will only be permitted where the

Council considers that the development is justified and is satisfied that:

¢ The consequences of a flooding event can be effectively managed;

¢ It would not increase the risk of flooding elsewhere;

e Appropriate alleviation or mitigation measures have been incorporated info the
proposal and will be available for the lifetime of the development; and

e It would not have any adverse effects on the integrity of tidal and fluvial flood

defences.

Flintshire Supplementary Planning Guidance

4.47 The Council has prepared and adopted several Supplementary Planning Guidance
(SPG) Notes which support the continued use of the adopted Flintshire UDP. All
development proposals will take account of adopted SPG where relevant, which
includes detailed guidance concerning individual sites, development issues, and types
of development and will be a material consideration in determining planning
applications. In terms of material considerations, greater weight can be attached to a

guidance nofte if it has been formally adopted as SPG.

448 Several SPG are relevant to the current application proposals at Wrexham Road,
Abermorddu. These include the following:
e SPGN2 - Space Around Dwellings;
e SPGNS3 - Landscaping
o SPGN4 - Trees and Development
e SPGNS - Nature Conservation and Development
e SPGN? - Affordable Housing
e SPGNI1 - Parking Standards
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o SPGNI12- Access for All
e SPGNI13 - Open Space Requirements
e SPGN23 - Developer Contributions to Education

Material Considerations

Emerging Local Development Plan

4,49  The Council is in the inifial stages of preparing a new Local Development Plan (LDP)
that will set out how much growth there should be in the county going forward, and
which will in due course supersede the current UDP. The LDP plan period is set at 2015-
2030.

4.50 The Council is consulting on its Preferred Strategy LDP document from 9 November to
21 December. This follows from previous consultation stages including:
¢ Publication of Candidate Sites Register and consultation on Candidate Site
Assessment Methodology (March/April 2015);
o Consultation on Key Messages document and settlement audits (March 2016);

o Consultation on Strategic Options (Growth and Spatial Options) (October 2016).

4.51 The Preferred Strategy document outlines the LDP vision, issues and objectives,
preferred level of growth and preferred spatial strategy. It identifies two mixed-use
Strategic Sites at Northern Gateway (at Deeside Industrial Park and Garden City) and

Warren Hall (near Broughton) and Strategic Policies.

4.52 Proposed Policy STR1: Strategic Growth states that to meet Flintshire's economic
ambition between 2015 and 2030, the Plan will make provision for 7,645 new homes to
meet a housing requirement of 6,950. The focus of this development will be at
sustainable employment locations and in accordance with the sustainable settlement

hierarchy and spatial distribution strategy.

453 Policy STR2: The Location of Development, directs new development to allocated sites
and sustainable settlements based on a five-tier hierarchy. Abermorddu is within a
cluster of Hope, Caergwrle, Abermorddu and Cefn-y-Bedd on the second tier of
settlements — Local Service Centres. These are settlements with a local role in the
delivery of services and facilities. Local Service Centres will be the location for more

modest levels of growth.
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4.54  The Preferred Strategy consultation does not allocate housing sites (beyond the two
strategic sites as broadly identified) or apportion housing between the hierarchy levels.
The Deposit Plan stage will follow in 2018 and comprise a detailed draft LDP with
planning policies and allocations. The Preferred Strategy is a first draft and precursor to
the more detailed Deposit Plan stage. The current draft does however include draft
Policy STR11: Provision of Sustainable Housing Sites, which states that new housing will
be directed to sustainably located, economically viable and deliverable housing sites.
The delivery of new housing on these sites will be expected to meet the following

criteria:

i. Facilitate the provision of affordable housing relative to local needs and viability;

ii. Making the most efficient use of land through appropriate density of development;
iii. Provide balanced developments through a mix of housing units;

iv. Make provision for specific housing needs, where appropriate, including for example
small family and elderly housing, extra care and supported accommodation, live-work
unifs;

v. Provide or contribute to physical, environmental and social infrastructure necessary
to infegrate new development infto communities;

vi. Ensure in rural areas, that genuine and proportionate needs for housing are metin a
sustainable manner.

The availability of housing land will be monitored and maintained over the plan period
as part of the Annual Monitoring Report (AMR) process, to ensure a continuous and
adequate supply to enable the delivery of the overall housing requirement. This will
involve maximizing the delivery of sustainable and viable commitments already within
the landbank, balanced against the allocation of sustainable, viable and deliverable

new sites.

4.55 Asstatedin Section 2 of this Statement, the current consultation includes a Background
Paper which identifies whether each Candidate Site broadly complies with the
strategic approach to the location of future growth as set out within the LDP Preferred
Strategy. The site at Wrexham Road, Abermorddu has been given the green category

and states that:

“The site complies with the Council's Preferred Strategy and may have potential to
contribute to meeting future growth within the County subject to a satisfactory

technical assessment.”
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4.56 At present, the relatively early stage of the new Flintshire LDP means that it can only be
afforded limited weight. Notwithstanding this the background documents which have
been prepared are the most up to date evidence available for the future housing
provision of the County and its delivery, and therefore are a material consideration in

the determination of this application.

Joint Housing Land Availability and Developer Guidance Note

4.57  As previously stated, TAN 1 requires each local planning authority in Wales to ensure
that sufficient land is genuinely available or will become available to provide a five-
year supply of land for housing. Where an authority does not have an adopted UDP or
LDP, it is considered not to have a five-year supply and cannot publish a Joint Housing
Land Availability Study (JHLAS). This situation applies in Flintshire. The Council continues
fo monitor is housing land supply, but is unable to formally publish its report and supply

figure.

4.58 The Council has published a Developer Guidance Nofe on speculative planning
applications because it is unable to demonstrate a five-year housing land supply as
required by TAN 1. This has resulted in several planning applications and enquiries for
speculafive development on sites outside settlement boundaries as defined in the
adopted UDP. The Council has consulted on the guidance note, most recently during
a consultation period from 7 July until 18 August 2017. This has not yet been reported
back to Cabinet; however, the Council is attaching some weight to the document as

a material consideration in determining planning applications.

4.59  The purpose of the note is to give guidance to applicants on providing comprehensive
evidence to demonstrate that the proposed development is sustainable, viable and
deliverable so that it willmake a genuine and early conftribution fo housing land supply
in Flintshire. Further consideration of the guidance note is provided in the assessment

section of this Statement.

Summary

4.60 Itis clear from national planning policy and other recent publications that there is both
a need and commitment to increasing the amount of housing, as a key component in
the wider drive towards economic growth. This factor is an important material

consideration which should be carefully balanced during the decision-making process.
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4.61 Planning Policy Wales provides a clear presumption in favour of sustainable
development, and advises that economic, social and environmental gains are to be

sought jointly and simultaneously.

4.62  Proposals according with the Development Plan should be approved in accordance
with the development plan for the area unless material considerations indicate
otherwise. Where Development Plan policies are absent, out of date or superseded,
legislation secures a presumption in favour of development in accordance with the

development plan for the area unless material considerations indicate otherwise.

4.63 In the context of Flintshire County Council being unable to demonstrate a five-year
supply of deliverable housing land, in accordance with paragraph 6.2 of TAN 1 the
need to increase supply should be given considerable weight when dealing with
planning applications provided that the development would otherwise comply with
development plan and national planning policies. Planning applications for residential
development are to be determined in accordance with the presumption in favour of
sustainable development. Further guidance is provided in the Council’'s Developer
Guidance Note for speculative housing development proposals and has been
considered in preparing the current application scheme, alongside consideration of
the site’s planning history including its recommended allocation in the Inspectors’
Report on the Flintshire UDP. The indication that this site continues to have development

potential is also recognised in the emerging Flintshire LDP.
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5.0 ASSESSMENT OF DEVELOPMENT PROPOSALS

5.1 Planning Policy Wales (PPW) has at its heart a presumption in favour of sustainable
development and, in accordance with wider government policies, sets a clear priority
for local planning authorities to increase the supply of housing. PPW itself comprises a
material consideration against which planning applications must be considered, and
furthermore indicates the way in which decision makers may attribute weight to
adopted and emerging planning policies. This section of the Planning Statement
provides an assessment of the proposed development against the policies of the
statutory development plan, emerging planning policies and all other material

considerations.

Principle of development

5.2 In planning policy terms, the application site is located within the open countryside of
Flintshire County Council. It is located adjacent to but outside of the settlement
boundary of Abermorddu, with existing housing adjacent to the eastern boundary, and
to the southern and southwestern boundary of the site beyond the school and open
space land. As such, it falls to be assessed against those policies which are relevant to

development in the open countryside.

5.3 In terms of the policies in the UDP, Policy GEN3 setfs out instances where housing
development may take place outside of settlement boundaries. The list of exceptions
includes new rural enterprise dwellings, replacement dwellings, residential conversions,
infill development and rural exceptions schemes which are on the edge of settlements
where the development is wholly for affordable housing. Policy GEN3 is then
supplemented by detailed policies in the Housing Chapter on each type. Policy HSG4
adds that new dwellings outside seftlement boundaries will only be permitted where it
is essential to house a farm or forestry worker who must live at or very close to their place

of work and not in a nearby dwelling or settlement.

54 Abermorddu is a category B settlement as part of a cluster with Hope, Caergwrle and
Cefn-y-Bedd. Whilst outside but adjacent to the settflement boundary, it is noted that
Policy HSG3 in the UDP sets out indicative growth rates for development of unallocated
sites within settlement boundaries. As a category B settflement, the Abermorddu cluster
has a growth threshold of 15% in Policy HSG3, beyond which any additional

development would have to be justified on the grounds of housing need. As of April
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2015, the cluster had a growth rate of 6.4%. Whilst the plan period has expired and the
monitoring of growth over a 15-year period ended on 15t April 2015 for the purposes of

applying this policy, the actual growth rate was below the UDP strategy expectations.

5.5 Having regard to the above policies, the development proposed by this outline
planning application does not fall under any of the criteria for development which is
acceptable in the countryside. The proposed development is therefore contrary to the
policies in the UDP and, in accordance with the requirements of PPW, it is necessary to

consider whether there are any material considerations which outweigh this conflict.

5.6 Firstly, Flintshire County Council cannot currently demonstrate a five-year supply of
deliverable housing land in accordance with TAN 1. They have been unable to
demonstrate a five-year supply since the Inspectors’ report in 2011. TAN 1 guidance
prevents the Council from formally assessing its land supply until the LDP is adopted. The
Council’s latest LDP Delivery Agreement (November 2017) states that the LDP is
scheduled to be adopted in July 2020.

5.7 Paragraph 6.2 of TAN 1 specifically advises that: “Where the local planning authority
has been unable to undertake a study... the need to increase supply should be given
considerable weight when dealing with planning applications provided that the
development would otherwise comply with development plan and national planning
policies.” A further consideration is the advice in paragraph 4.2.2 of PPW that “The

planning system provides for a presumption in favour of sustainable development.”

5.8 As per paragraph 4.2.4 of PPW, where there is no adopted development plan or the
relevant development plan policies are considered outdated or superseded, “there is
a presumption in favour of proposals in accordance with the key principles and key
policy objectives of sustainable development in the planning system.” Paragraph 4.2.5
adds that “in taking decisions on individual planning applications it is the responsibility
of the decision-maker to judge whether this is the case using all available evidence,
faking into account the key principles and policy objectives of planning for
sustainability. In such case the local planning authority must clearly state the reasons

for the decision.”

5.9 In this context, the acceptability of the principle of residential development on the
application site will therefore depend upon the extent to which the development is
considered sustainable, against the requirements of PPW. Section 6 of this report
undertakes a planning balance exercise, weighing the benefits of the proposed

development against any residual adverse impacts.
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5.10 It is relevant that the site was a former proposed UDP allocation. The Inspectors

concluded that the site should be allocated, and the reasons were set out as follows:

e The Inspectors was satisfied that in allocating land for housing, brownfield land had
been used where possible to minimise the take up of greenfield sites and loss of
countryside. However, since such land is not necessarily in the appropriate location
it inevitably results in the allocation of greenfield sites.

e The review of the initial allocations identified some for deletion including a site in
Hope. The Wrexham Road site was included along with others to make up for the
shortfall. The Inspectors deemed this a reasonable approach and one which sfill
meant growth was within the indicative band for category B settlements.

e The site is convenient to the local school and within reasonable reach of facilities.
Indeed, it is closer to the facilities in Caergwrle when compared with much of the
existing development in Cefn y Bedd.

e The Inspectors were satisfied that appropriate access can be achieved, and that
highway safety would not be compromised. Given the size of the allocation, the
resulting increase in the level

o Of fraffic on the adjacent roads were not considered to be unacceptable. The site
is within reasonable distance of a railway station and adjacent to a bus route.

e There is spare capacity at the local schools and the bodies responsible for
overseeing water, drainage and sewerage matters have raised no objection.

e The allocation would result in encroachment into the countryside. However, the
Inspectors did not find the area to be of such ecological or landscape value to
outweigh the need to allocate the land to meet the future housing needs of the
County and this defined settlement. Whilst development of the land would reduce
the area of undeveloped land between Abermorddu and Caergwrle, it would not
result in the two merging intfo one another.

¢ The design and appearance of development, the provision of affordable housing,
the avoidance of overlooking and impact on wildlife habitats are matters of detail
that relate to the development control process should proposals come forward for

development. Policing matters are outside the scope of the UDP.

5.11  Overdall, the above conclusions from the 2009 Inspectors’ report are still applicable
today. The Council removed the site from the final adopted UDP because at the time
(in September 2010, and then September 2011) it was deemed that the site was an

over-allocation or flexibility to ensure there were enough sites to meet supply; however,
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the revised UDP housing balance sheet showed there was more than sufficient
capacity without the need for the site. The Council concluded that the development,

with no demonstrable need for it, would result in harm.

5.12 The Council's conclusions did not question the suitability of the site; it had, after all,
been put forward by them as an allocation. Circumstances have however changed in
terms of the housing needs and lack of supply since the 2010 and 2011 conclusions. The
Councilis unable to demonstrate a five-year housing land supply and has been unable
to do so since 2011, when the Wrexham Road site was removed from the Flintshire UDP.
In the strictest sense this is not a ‘speculative’ site that is being considered for the first
fime. Its planning history concluded that the site should be allocated for housing. There
is an overriding need for housing sites and given that this site has previously been
assessed as sustainable to meet needs, it would be a logical immediate option for

development now.

5.13 This is also recognised by the Council in its preliminary evidence for the LDP, through
the background paper which considers candidate sites against the Preferred Strategy.
Land at Wrexham Road, Abermorddu is found to comply with the Preferred Strategy
and may have potenfial to contribute to meeting future growth within the County

subject to a satisfactory technical assessment.

5.14  Previous assessments undertaken for the proposed allocation demonstrated there are
no insurmountable constraints to the development of the site for residential purposes.
The detailed consideration of the development site against any possible technical
constraints to delivery, as well as other social, economic and environmental issues

material fo the determination of the application are set out in further detail below.

5.15 The remainder of this section of the Planning Statement will summarise the issues
material to the determination of the application under the economic, social and
environmental headings provided by PPW, having regard to local and national
planning policy and the detailed assessments submitted in support of the planning

application.

5.16 The planning balance exercise in Section 6 of this Statement will demonstrate that the
development proposed by the planning application is indeed sustainable, and
therefore should be determined in accordance with the presumption in favour of

sustainable development provided by PPW. This being the case, notwithstanding the
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conflict with Policies GEN3 and HSG3 and 4, it is therefore considered that the principle

of developing the site for residential purposes is entirely acceptable.

5.17 PPW outlines that the planning system provides for a presumptfion in favour of
sustainable development to ensure that social, economic and environmental issues
are balanced and integrated, at the same fime, by the decision-taker when taking

decisions on individual planning applications.

Social Considerations

5.18 It is dlready established through the existing and proposed development plans that
Abermorddu and the cluster of Hope, Caergwrle and Cefn-y-Bedd is a sustainable
location. The area benefits from active Community Councils and several community
groups and activities in the cluster catering for different age groups. The area is also
well served in respect of services and facilities; there is a primary school adjoining the
southern site boundary, a secondary school within walking distance, shops and services
in Caergwrle along Wrexham Road by footpath, two railway statfions within walking

distance and bus routes which run past the site.

5.19  As a category B settlement in the UDP and local service centre in the emerging LDP,
Abermorddu is a sustainable location and has a local role in delivering services and
facilities. The Council’'s settlement service audit for the four villages in December 2015
concluded that service provision is significant, with Caergwrle having a well-defined
local centre. Facilities include:

e Pre-School / Nursery Provision at Ysgol Estyn, Abermorddu CP

e Primary school at Ysgol Estyn Abermorddu CP

o Secondary school at Castell Alun

e Sixth Form at Castell Alun

e Indoor leisure centre and sports facility at Castell Alun Leisure Centre

e Formal outdoor sports facility at Castell Alun Leisure Centre

¢ Formal outdoor play facility area - The Willows (Hope); High Street (Caergrwle);
Porch Lane (Caergrwle); Sarn Lane (Caergrwle); Wyndham Drive (Cefn y Bedd);
Crossways (Abermorddu); Queensway play area

e Places of worship in Hope and Caergwrle

o Community centre/Hall - Youth Club, Caergwrle and Boys Brigade on Castle St

e Library at Castell Alun High School

¢ The Hope medical centre has been completed
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e Dentist surgery at Caergrwle Bridge End Dental Practice; Caergrwle Dental
Technology Centre Pharmacy at Caergrwle High Street

e Non-food retail units— Hope and Caergrwle Local Centre; On the Tiles
Abermorddu/Fireplaces Showroom, Cefn y Bedd

e Convenience and other shops - Various in Hope and at Caergrwle Local Centre

e Veterinary surgery in Caergwrle Café

o Take away - Caergrwle Local Centre / Hawarden Road Hope / Hawarden Road
Abermorddu

e Cashpoint - Caergrwle Local Centre

e Public house/club/restaurant - White Lion Hope, Holly Bush in Cefn y Bedd, several
in Caergrwle Local Centre

o Post office - Hope and Caergrwle

e Peftrol Filling Station in Caergrwle, several car sales and servicing garages

e Rail station - Wrexham to Bidston line. Stops at Hope, Caergrwle and Cefn-y-Bedd

e Access to main highway network Yes, A550 North & South (Wrexham) / A541 North

o The settlements also benefit from extensive areas of recreational space in the form
of Castle Hill, af Rhyddyn Hill and the nearby Waen y Liyn (Hope Mountain) Country
Park.

520 As previously stated, the scale of development proposed is commensurate with that
which was previously included in the UDP allocation. The scale of development would
not have a negative impact on community cohesiveness, the consideration of which
is a legal requirement on the Council from the Well-Being of Future Generations Act.
Development would not be in excess of that which might either be needed locally, or
that may successfully integrate info the community. As previously concluded,
development would not dilute the existing character and identity of this settflement; it
would not merge Abermorddu with Caergwrle. Development could be successfully

integrated through an appropriate phased approach.

5.21  The delivery of up to 80 dwellings on land at Wrexham Road, Abermorddu will deliver
a range and choice of housing across a mix of fenures; the illustrative masterplan
submitted with this planning application has been drawn based on providing up to this
scale of housing with a range of two, three and four-bedroom houses across the site.

Details of the housing mix would be provided at reserved matters stage.

5.22 The LDP Preferred Strategy states that the delivery of affordable housing will be an
integral part of the general provision of housing in the Plan. The Local Housing Market

Assessment identified a need of 246 units per annum for Flintshire and consideration will

A FISHER 38
» GERMAN



The Clark Estate Planning Statement

be given in the Deposit Plan as to what targets and policy thresholds the Plan sets. In
the meantime, as per other similar schemes in the authority, the Wrexham Road site
proposes a policy-compliant amount of affordable housing, in line with the 30%

requirement of UDP Policy HSG10.

5.23 Pre-application discussions with the Council’'s Housing Strategy Officer has indicated
that there is an identified level of interest for affordable housing comprising both
affordable ownership (shared equity) and affordable rent in the area. Based on the
need idenftified, the Housing Strategy Officer proposes a total of 25 units (30%)
comprising of a mix of two and three-bedroom houses with a split of 12 shared equity
properties and 13 affordable rent. The Council propose that the affordable rent

properties are purchased by our one of their partner Housing Associations.

5.24 The delivery of a mix of dwelling size and type to meet identifies housing needs will assist
with enhancing the future social vitality of the village providing housing for a younger
demographic which will enhance the viability of local services including the School as
well as bringing more people to the community to further grow the social capacity of

the areaq.

5.25 At the County wide level, the principle social benefit is the delivery of much-needed
housing, boosting the supply of housing at a time when the minimum five-year housing

land supply cannot currently be demonstrated.

526 Further to the above, as illustrated on the illustrative masterplan, the development
proposes the inclusion of an area of open space, in the south-east section of the site.
The area would benefit both as space for surface water attenuation and drainage,
along with a natural greenspace which includes a pedestrian way. A pond is also
proposed at the south-eastern section which would create an attractive natural
feature with pedestrion movement around this feature, connecting the southern
boundary edge from Wrexham Road and westwards to the public open space and
play area at the Parc Celyn development. This feature would therefore serve residents

of the Wrexham Road scheme, with an accessible off-road route to the play area.

5.27 Overall, the open space provision will be accessible both to the residents of the
proposed housing and to existing residents of the village, with pedestrian access into
the site possible from the south west corner and the two vehicular accesses from
Wrexham Road. This additional provision will enhance the accessibility of open space

in Abermorddu and will be a clear benefit to the local community, whilst demonstrating
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compliance with Policy SRS of the UDP and guidance contained in the SPG Note 13:
Outdoor Playing Space & New Development which seeks on-site provision as a starfing

points, with a space standard of 56.65 square metres per dwelling.

528  Finally, pre-application discussions have been undertaken with the Council’'s Capital
Projects and Planning Manager in respect of any developer conftributions as set out in
the accompanying SPG Note 23: Developer Conftributions to Education. The SPG states
that:

“The Council will seek education contributions in all cases where the identified schools
have less than 5% surplus places having taken into account the proposed
development. Confributions should only be sought in respect of the number of pupils
which would take surplus places below 5%, rather than the total number expected from
the development. The contributions will be held by the LA to fund works at those schools

directly affected by the development.”

5.29  The Council have identified a need for contributions fowards both Abermorddu primary
and Castell Alun secondary schools based on the surplus places. In both instances the
Council have stated that proposals would take surplus places at both schools below
the 5% threshold. The Council added that details of the projects for the Section 106
developer conftributions will be given once an application has been submitted, from a
range of projects which may be considered at the fime. The Council is obliged to set
out where the monies will be spent, to ensure that any confributions (whether for
education or any other infrastructure project or type) is specific and complies with
Regulation 123 of the Community Infrastructure Levy Regulations which expressly state
that contributions should not be sought for projects that already have had five or more

obligations since 6 April 2010.

5.30 Havingregard to the above, the development will generate numerous social benefits,
with no harms identified to this role; these should be given significant weight in the

determination of the planning application.

Economic considerations

5.31 It is acknowledged at both a national and local level that the delivery of housing has
a significant role to play in ensuring the delivery of a strong economy. Furthermore,
financial considerations are important in the determination of planning applications,
insofar as they are necessary fo make a development acceptable in planning terms

and contribute to the Well-being of Future Generations Act goals. This includes playing
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5.32

5.33

5.34

5.35

5.36

5.37

an appropriate role in securing the provision of infrastructure to form the physical basis
for sustainable communities; and promoting access to employment, shopping,
education, health, community, leisure and sports facilities and open and green space,

maximising opportunities for community development and social welfare.

There are several economic benefits which will arise from the delivery of housing at
Wrexham Road, Abermorddu. Firstly, the construction activities associated with the
development represents a significant investment in the local area, and will create jolbs
in the short tferm for the duration of the construction activities, contributing to the locall

economy'’s gross value added (GVA) per head.

Upon completion, the operational phase of the development will house many
economically active and employed residents, who will contribute towards annual
household retail, leisure and services expenditure. This will serve to support additional
retail and leisure jobs, both in the immediate locality and the wider areaq, helping to
sustain the existing services, facilities and businesses within Abermorddu and the cluster.
The new dwellings will also provide an increase in Council Tax receipts to Flintshire

County Council.

The 2011 Census found that the average household size in Flintshire is 2.38 persons.
Applying this figure to the application proposals would lead to approximately 190
people residing at the development. Approximately 70% of residents (133) would be

economically active based on 2011 Census results.

In addition to the above, the development will also provide evidence-based and
justified improvements to local infrastructure necessary to serve the development, in
accordance with Policy GEN1 of the UDP and the Community Infrastructure Levy
Regulations regarding pooling of contributions, to ensure there is sufficient capacity in

the community facilities fo meet the needs of existing and future residents.

The delivery of up to 80 dwellings at Wrexham Road, Abermorddu (including 30%
affordable housing) will help fo maintain and enhance the economic vitality of the

vilage, and Flintshire County.

The above demonstrates the clear and significant economic benefits arising from the
proposed development, during both its construction and operational phases, with no
economic harms created. These benefits should weigh significantly in favour of

granting consent.

A FISHER 41
» GERMAN



The Clark Estate Planning Statement

Environmental Role

5.38 Throughout the initial consideration of the potential for developing this site and in the
evolution of the proposed design, full regard has been given to the potential impact
of the development on both the natural and built environment within which it is
located. This will ensure that a scheme is created which integrates successfully with ifs
surroundings, and which has no unacceptable residual impacts on valuable features
either within or adjacent to the site. As setf out in the infroduction in Section 1 of this
Planning Statement, this planning application is submitted with a wide range of
supporting surveys and assessments which consider the impact of the development
and, where necessary, set out the mitigation required to make it acceptable in

planning terms.

Design

5.39 The way in which the proposed development is designed is a key consideration in
ensuring that it integrates successfully with its surroundings, both in terms of the
important features of the site ifself and how the development will integrate into the
wider area. This issue is discussed in detail in the Design and Access Statement,
accompanying the planning application. The Statement demonstrates that the
proposed illustrative masterplan is founded on the best practice in urban design and

sustainable development.

5.40 The development also provides for a significant amount of open space at the south-
eastern section of the site. The proposed layout integrates with existing development
providing a scheme which reinforces a fully green edge o the development, thereby

softening the impact along this stretch of road.

541 The llustrative masterplan indicates dwellings fronting onto the road layout,
contributing fowards active streets and with a clear hierarchy of streets established

which includes a central loop and secondary cul-de-sacs.

5.42  Overall, through measures outlined in this Statement and the accompanying Design
and Access Statement, the proposed design solution will create a townscape that is
rich, varied and sympathetic to its environment in accordance with Policies STR1, GENT,
D1 and D2 of the UDP.
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Highways and Transport
5.43 A key consideration in ensuring the acceptability of the proposed development, in
tferms of both planning policy and to neighbouring residents, is the potential impact it

will have on the safe and efficient operation of the local highway network.

5.44  As set out in previous sections, this is an outline planning application with all matters
other than access reserved for future determination. The development proposes the
creation of two vehicular access point into the site, taken from Wrexnam Road along
the eastern boundary. Pedestrian links to the existing Public Rights of Way can be
delivered to the north west, south west, south east and east (opposite the northernmost

vehicular access).

5.45 A detailed plan showing the proposed configuration of the main access point is
submitted with the planning application on drawing number SCP/16244/FO1 REV A
within the Transport Assessment prepared by SCP. This demonstrates that both site
accesses will be designed to residential standards, featuring a 5.5m carriageway and
2m footways on either side of the carriageway. They have been designed so that

visibility splays of 2.4m x 120m are achievable.

5.46 Regarding the impact of the development on the surrounding highway network, a
detailed Transport Assessment (TA) has been prepared and submitted with the
planning application. Overall, this demonstrates that the site is reasonably well
accessible by the main non-car modes of transport. The existing pedestrian
infrastructure connects the site with the local facilities and there are bus stops close to
the site along the A550 as well as railway services also within the recommended walking

distance.

5.47 The impact of the additional trips generated by the proposed development on the
operation of the local highway network has been assessed. This demonstrates that the
sife access will operate well within capacity and whilst the Wrexham Road/A550/
Cymau Lane signal controlled junction would operate slightly over capacity in the
without development AM scenario, the addition of the development traffic would not
have a significant impact. The residual cumulative impact of the development cannot
therefore be considered ‘severe’ and, in accordance with paragraph 8.7.1 of the PPW,

there is no reason to prevent or refuse this planning application on fransport grounds.
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5.48 As previously set out above and detailed within the TA, the existing services and

facilities in Abermorddu are within walking distance of the site.

5.49  Having regard to the above, it is considered that the development can comfortably
be accommodated within the local highway network without any defriment to either
its safety or efficiency of operation, and furthermore that this site benefits from good
opportunities for maximising the use of sustainable modes of transport. As such, the
development is acceptable in highways terms with regard to PPW, and wholly in
accordance with Policies AC4, 8, 13 and 18 of the Flintshire UDP.

Landscape and Visual Impact

5.50 Although the application site is agricultural in nature, it has a relationship with edge of
Abermorddu owing fo the proximity and visual connectivity to Wrexham Road. In terms
of topography, the site slopes upwards east to west across the Site fowards higher
ground of Bryn Ffynnon and beyond. The immediate landscape is a mixture of
residential built form fo the south and east and rural pastoral fields with mature trees

and hedgerows to the west.

5.51 The Landscape and Visual Appraisal concludes that the overall landscape effect of
the proposed residential development of the site is considered to be minor adverse to
moderate adverse and it will be a permanent effect. The overall rating of the
significance of landscape effects would generally reduce over time as the
development becomes established with mitigation planting but they will remain

adverse in character.

5.52 Localroad users (Wrexnam Road and the Cross Roads at Abermorddu Primary School)
will continue to experience moderate to minor permanent and adverse residual visual
effects. However, more distant views (<200m) will have negligible to no residual effects

given screening by existing intervening vegetation, landform and built form.

5.53 In terms of the visual effect of development, through the visual assessment process it
was determined that the effects of the development on visual receptors would be
contained to within the immediate vicinity of the site within 150m, with views
concentrated towards the north west and westwards across the site with limited-minor
views to the north, south and east due to the screening effects of intervening

vegetation and landform.
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5.54 The overall rating of the significance of effects would reduce over fime as the
development becomes established with mitigation planting; yet users of local roads
adjacent to the site would experience an ongoing change in their visual amenity which
remains as a moderate, permanent adverse effect; but the sense of change will
diminish as people become familiar with seeing the houses in this particular location
and judge it against other housing experienced in the settflement of Abermorddu and
in neighbouring communities. The users of local roads (Wrexham Road and the cross
roads at Abermorddu Primary School) will continue to experience moderate to minor
permanent and adverse residual visual effects. More distant views (<200m) will have
negligible to no residual effects given screening by existing intervening vegetation,

landform and built form.

5.55 There are opportunities to enhance the hedgerows, plant additional tree planting and
woodland to reflect the surrounding landscape character type. The retained and

additional planting will soften the built edge and provide a more robust field pattern.

5.56 The Development has been carefully positioned to respond to the receiving
landscape, its field pattern, boundary hedgerow features and location adjacent to
Wrexham Road and the wider Abermorddu, Caergwrle, Hope and Cefn-y-Bedd
cluster. This has included ensuring that development is limited to the lower parts of the
sife and a substantial area of public open space and landscape planting mitigating

potential adverse impacts from the proposed development.

5.57 The proposals are for a high-quality development that reflects the local vernacular
which is set in a landscape framework which combines and enhances the surrounding
character. The proposed landscape plafing will in the longer term reduce the impact
of the proposed development and heavily filter views towards the site from the
surrounding landscape. This results in an enhanced green setflement edge, therefore
in accordance with the principles of Policies STRAT, GENT1, D1, D2 and D3 of the Flintshire
UDP.

5.58  For a full discussion of the landscape and visual impacts, please refer to the LVIA

submitted with the application.
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Ecology
5.59 To consider the potential impacts of the development on any protected habitats or
species, a Preliminary Ecological Assessment was undertaken for the site in January

2016 with an updated survey undertaken in July 2016.

5.60 The Assessment describes the site as largely comprising of two improved pasture fields
with associated boundary features. The site slopes down from the west towards
Wrexham Road on the site's eastern boundary. The site is managed as grazed
pastureland but is also used regularly by local dog walkers. Wider habitats comprise of
the vilage of Abermorddu and further pasture land. The River Alyn is located

approximately 300m to the east of the study site.

5.61  The non-statutory designated Caeau Abermorddu Local Wildlife Site (LWS) runs along
the western and northern boundary of the study site with a small part of the LWS
located within the study site itself. The LWS is 4 hectares in size and has been designated

for the habitats present which include pasture/meadow, scrub and wet woodland.

5.62 There are no other statutory or non-statutory designated sites located within the study
area itself. Further non-statutory designated sites located within Tkm of the study site
include: Caergwrle Castle LWS, Rhydyn Hall Grassland LWS, Alyn Waters LWS, Hope
Mountain and Ffrwdd Wood LWS, Bryn Yorkin LWS, Sydallt Wood LWS and Bryn y Gaer
LWS.

5.63 Regarding profected species, the Assessment recommended additional survey work in
respect of Bat Activity and Great Crested Newts (GCN). The Bat Activity Surveys
confirmed that whilst no field signs indicative of roosting bats was found, field survey
identified three tfrees which support suitable bat roosting features. If development of
the site were to impact upon these trees (either through removal or due to impacts
relating to artificial lighting), further nocturnal bat surveys should be carried out to
establish likely bat presence or absence and to determine the value of any bat roosts
identified. The Assessment identifies several recommendations including appointing a
lighting designer at detailed stage and limiting the negative effects of lighting on bats;
limiting street lighting to central spine roads and aiming to retain dark corridors; using
bat friendly lights (LEDs or low wattage lamps); and producing a bat box scheme for
the site to incorporate at least seven bat boxes generally in the northern and western

area boundaries.
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5.64 Regarding Great Crested Newts (GCN), water samples from the only pond located
within 500m of the site were collected and were analysed for GCN eDNA. The results
were negative. Two sets of surveys comprising of bottle, trapping, torch counting, and
egg searches were also carried out and did not identify any great crested newt within
the pond. Consequently, it is considered highly unlikely that GCN is present at the

proposed development site.

5.65 Most of the site comprises of intensively managed improved pasture. This habitat is of
negligible conservation value. Habitats of greater value mainly comprise of features
around the site’s field boundaries. Of these features the eastern and western
boundaries of the site and the stream that flows through the site are the habitats of
greatest value. The identified features can be ecologically enhanced by retaining
adjacent buffer areas which would comprise of habitats manged principally for their
ecological value as opposed to comprising of landscaping managed exclusively for

amenity value.

5.66 The site offers an opportunity for biodiversity enhancement, through the delivery of
SuDS attenuation features designed to provide an enhancement for wildlife, providing
habitats and foraging opportunities for amphibians, invertebrates, bats, mammals and
birds. A wildlife pond will also be delivered within the open space to the south of the
sife. Native planting will be used, with species selected which provide opportunities for
wildlife to forage and nest, including birds and mammals. Existing hedgerows will be
enhanced to provide greater benefit for wildlife. Bat boxes, tubes or bricks will be
provided within the development as well as bird boxes to provide nesting and roosting

opportunities for a range of species.

5.67 In accordance with the recommendations of the Ecological Assessments, measures
have been incorporated regarding landscape buffers, retained trees and hedgerows
and the watercourse feature. Other specific recommendations for species and
habitats can be built info the detailed design stage of the scheme. The surveys and
measures to date have informed appropriate mitigation to ensure accordance with
the requirements of PPW and policies STR1, GEN1, D1 and WB1 of the UDP.

Trees
5.68 An Arboricultural Impact Assessment has been undertaken and used fo inform the

illustrative masterplan. The proposal which this impact assessment is based upon shows

an illustrative masterplan comprising intfernal road layout (including splays) and the
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developable areas. It has been confirmed that all the dwelling footprints will be

located entirely outside of the root protection areas of all retained trees.

5.69  There are no Tree Preservation Orders on-site or adjacent to the boundary. Most frees
are located on the boundary edges or along the watercourse. The level of tree
removalis limited to low value and some moderate tfrees where they are located close
to or directly at proposed residential development. Twelve trees are proposed to be
removed and three groups are to be partially removed. No high-quality trees would be

removed by the development.

5.70  Allrequired tree works, and tree removals are listed in the tree works schedule. The only
incursion intfo any root protection areas will be for boundary/garden fencing.
Excavation for the fenceposts within root protection areas will be carried out manually

under arboriculture supervision.

5.71  The western boundary is characterized by a strong, established hedge and hedgerow
free edge. The average plot depth allowed for the housing abufting this boundary has
been increased by approximately two metres to allow for selective retention of existing
frees and shrubs. As shown on the illustrative Masterplan, compensatory planting will
mitigate for the limited loss required to facilitate access and residential areas within the

proposed development.

5.72  An arboricultural method statement and a detailed tree protection plan can be
provided prior to the construction of the development to ensure free protection
measures are fully specified and implemented. This can be conditioned as part of

approval of the reserved matters application.

Flooding, Drainage and Utilities

5.73 Detailed survey work has been undertaken to understand fully the existing flow of water
through and away from the proposed development site, and to inform the strategy for
ensuring that suitable drainage is incorporated into the design proposal submitted with

the planning application.

5.74  The Environment Agency Flood Map identifies that the development is located within

Flood Zone 1; land at a low risk of flooding from rivers.
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5.75 A minor watercourse flows through the site in a south-easterly direction. A detailed
hydraulic modelling exercise of this watercourse has been undertaken to confirm that

the proposals will not encroach into the floodplain.

5.76 Regarding proposed surface water drainage measures, a sustainable urban drainage
system will be provided to ensure that run off from the site is limited to the annual green
field run off rate, as discussed in detail in the Flood Risk Assessment. The design of the
scheme incorporates attenuation areas in the south-eastern area of the site. One
detention basin area discharges to the combined sewer. This attenuation basin could
be located on land south of the southernmost access road as shown on the illustrative
masterplan. The second detention basin area discharges to the watercourse. This
aftenuation basin could be located in the southernmost part of the site. Both basins
would be located outside of the 1T in 1,000 annual probability flood outline derived
through the hydraulic modelling study. The storage facilities have been sized to
accommodate the entire storage requirements for the site. This is likely fo be an
overestimate as the storage capacity within the surface water conveyance system
and other SuDS features has not been considered. The use of a sustainable drainage
system will help improve water quality, as well as provide an important contribution to

biodiversity and habitat creation within the site.

5.77 The Flood Risk Assessment concludes that in compliance with the requirements of PPW
and TAN 15, and subject to the mitigation measures proposed, the development could
proceed without being subject to significant flood risk. Moreover, the development will
not increase flood risk to the wider catchment area as a result of suitable management

of surface water runoff discharging from the site.
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6.0 PLANNING BALANCE

6.1 The preceding sections of this Planning Statement have sought to provide an overview
of the development proposal, a summary of the planning policy context and an
assessment of the proposals against these policies and other material considerations,
including PPW and relevant TANs. The purpose of this sectfion is fo undertake a
balancing exercise as outlined in nafional policy, to weigh the benefits of the
development proposal against any residual adverse impacts, and identifying the

weight which each of these issues should carry in decision making.

Policy Compliance and Material Considerations

6.2 The starting point for assessing the proposed development is its compliance with the
statutory Development Plan, which comprises the Flintshire Unitary Development Plan.
Where relevant, the development has also been assessed against the emerging
background documents which have been prepared to inform the Local Development
Plan, albeit the Plan is in its early stage of preparation and therefore it comprises a

material consideration with limited weight.

6.3 The previous section of this Planning Statement has demonstrated that the proposed
development complies with all relevant Development Plan policies, except for Policy

GENS3 concerning development outside of the settlement boundaries.

6.4 However, for the reasons previously set out, the site has several factors which weigh
strongly in support of its development. It is adjacent to the settlement limit and is well
enclosed with development to the east and south. The logical boundaries would limit
incursion into the open counftryside. The site is on the edge of a settflement that is well
served by arange of local facilities, bus services and a train station. The UDP Inspectors
considered local services to be good. The Council has accepted that the site is in a
sustainable location in terms of facilities and services. Furthermore, the site was put
forward by the Council as an additional housing site in the UDP, which the Inspectors
recommended and accepted. It was subsequently removed because the Council
considered no more land was not needed at that time in 2010-11. Nevertheless, it is
now apparent through the latest LDP Preferred Strategy consultation that the site is
identified as performing well against the Strategy and could come forward for
development. As a Category B seftlement in the existing UDP, development of this site

would not exceed the growth rate for Abermorddu which is itself time-lapsed and not
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prescriptive. A similar status is proposed in the emerging LDP and development would

be of an appropriate scale given the planning history.

6.5 Furthermore, irrespective of the above discussion, Flintshire Council have been unable
to demonstrate a five-year supply of deliverable housing land for over five years. Welsh
Government policy and guidance indicates that the need to increase housing supply

is an important consideration in these circumstances.

6.6 As previously stated, TAN 1, paragraph 6.2 states that the need to increase supply
should be given considerable weight when dealing with planning applications
provided that the development would otherwise comply with development plan and
national planning policies. The presumption isin favour of proposals in accordance with
the key principles and key policy objectives of sustainable development. As proposals
should seek to balance and intfegrate these objectives to maximise sustainable
development outcomes, it is key in making the planning balance to weigh the benefits
of the development proposal against any residual adverse impacts, and identifying

the weight which each of these issues should carry in decision making.

Sustainable Development

6.7 In respect of determining whether the proposed development comprises sustainable
development, it is necessary to have regard to the potential benefits and residual
harms of the scheme in respect of the economic, social and environmental issues

identified in PPW.

6.8 The previous section of this statement has identified several significant economic
benefits arising from the proposed development, which weigh strongly in favour of
permitting the scheme. In addition to the job creation and conftribution to GVA arising
from the construction of the development itself, the future occupants of the proposed
housing will provide a significant contribution to the local economy, and generate

increased income for the Council through Council Tax payments.

6.9 The development will also provide contributions to address any impacts identified in
respect of the provision of services and facilities related to matters such as education.
In preparing the application, pre-application discussions have been undertaken with
Council officers in respect of affordable housing and education provision. These issues
will be further addressed during the determination of the application once consultation

responses have been received from statutory consultees and in accordance with the
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CIL Regulation 123 which restricts the pooling of developer contributions fo the same
infrastructure project or type, where five or more conftributions have been made of the

same description.

6.10 Inrespect of the social benefits arising from the scheme, the key benefit is the provision
of much-needed market and affordable housing, which is all the more important in the
context of the shortfall in housing land supply. In particular, the inclusion of 30%
affordable housing is a major benefit of the proposals, a key issue highlighted in the

emerging LDP amongst other Council strategies.

6.11 However, notwithstanding the shortfall in housing land, the need to increase the supply
of housing means that a five-year supply is the very minimum which a local authority is
required fo demonstrate, and this is a rolling requirement which must be updated
annually. It is therefore important that residential schemes continue to be approved on
suitable sites, and therefore the delivery of housing on a sustainable site is a benefit
which should be afforded significant weight in favour of the proposals irrespective of

the housing land supply position.

6.12  With reference to paragraph 9.2.3 of PPW, suitable sites “must be free, or readily freed,
from planning, physical and ownership constraints, and economically feasible for
development, so as to create and support sustainable communities where people

want to live.”

6.13  As previously stated, this site is not ‘speculative’ in the sense that it has not been
previously considered for development. The site could have come forward as a UDP
allocation, had it not been removed by the Council based on their assessment of
supply. There was a need for the proposed development at that time; it is evident that
the need has only increased in the interim period since the Council removed the site
from its adopted plan, despite the Inspectors’ recommendation to include it. The
decision to remove the site was not based on any site-specific constraints; the previous
section of this Statement has demonstrated that the site would comply with the nature
and function of the Aberemorddu settlement cluster in UDP terms (including the growth
thresholds) and would not compromise the LDP Preferred Strategy based on the

Council's own evidence.

6.14  The site can come forward and confriobute to the identified shortfall in supply. To

confribute towards the five-year supply, an application does not have to be made in

A FISHER 52
» GERMAN



The Clark Estate Planning Statement

full, with all details submitted. As acknowledged in recent decisions! a two year
commencement planning condition would be appropriate to meet the pressing need
for housing. This also addresses any issue in regard to the fact that this is an application
for outline planning permission. Outline applications give greater flexibility for a future
developer, thereby allowing the scheme details to reflect the builder’'s housing and
layout designs. The grant of outline planning permission provides confidence to
developers who then proceed to prepare detailed plans alongside the reserved
matters submission. This also allows any further investigate and technical work to be

carried out.

6.15  Furthermore, expressions of developer interest have been sought for the Wrexham
Road, Abermorddu site and responses can be provided to the Council if required, on
a confidential basis. There is sufficient assurance of market demand based on the
expressions of interest received. The site could then be disposed of to a housebuilder
soon after the grant of planning permission. Together with the site history which
acknowledges the site’s suitability, there is a desire to deliver the site in a timely manner
and avoid further delays. There are no ownership constraints to the site's delivery; as
proven with the site history, the owners wish to see the site brought forward without
delay. The fechnical assessments undertaken in support of this application

demonstrate there are no physical constraints to delivery.

6.16 In addition to the delivery of housing, the proposed development will also deliver
benefits to the local community. As described previously the delivery of a range and
choice of housing across a mix of tenures will assist with enhancing the future social
vitality of the area comprising Abermorddu, Caergwrle, Hope and Cefn-y-Bedd,
providing housing for a younger demographic which will enhance the viability of local

services including the primary school.

6.17  The proposed development incorporates the inclusion of area of open space and
connection into the adjacent equipped play area at Parc Celyn, to the south-west of
the development. This open space provision will be accessible both to the residents of
the proposed housing and to existing residents of the village, with pedestrian access
into the site possible from the existing footpath along Wrexham Road on the western
boundary. Additional open space provision will enhance the accessibility of open

space in Abermorddu and will be a clear benefit to the local community.

1 Appeal Decision APP/A6835/A/16/3149082 Land at Rhos Road, Penyffordd, Flintshire;
Appeal Decision APP/A6835/A/15/3137719 Land at Issa Farm, Mynydd Isa, Flintshire
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6.18 The information submitted with the application demonstrates that the proposed
development at Wrexnam Road, Abermorddu is sustainable in locational terms, as it is
accessible to a range of local services and facilities and is served by a regular bus
service to Mold and Wrexham. The future residents of the proposed dwellings will
generate expenditure which will support the vitality and viability of these local services
and facilities this is not only an economic benefit, as described above, but ensuring

these services remain and thrive is a key social benefit too.

6.19  The above factors combine to demonstrate clear, significant social benefits arising

from the development which weigh strongly in favour of approving the proposals.

6.20  Finally, looking at the environmental role of sustainable development, the summary of
issues in the previous section of this Planning Statement demonstrates that there are no
unmitigated technical constraints to the delivery of the proposed development, with
mitigafion measures incorporated within the masterplan and suggested conditions
referenced in respective technical assessments to secure full mitigation. The scheme
offers the opportunity to enhance biodiversity on site following completion of the

development, ensuring the safeguarding of all protected species.

6.21 Regarding the landscape and visual impacts of the development, the LVIA
demonstrates that the development can be successfully assimilated into its receiving
landscape, with no major impacts identified. The land is not subject to any qualitative
designations, nor does it contain any rare or notable landscape features, and it is not

considered to be a valued landscape.

6.22  Having given full consideration to the economic, social and environmental roles as
required by PPW, the proposed development will deliver significant economic and
social benefits, with limited environmental harm. It therefore comprises sustainable
development in accordance with the provisions of PPW, which requires there to be a

presumption in favour of approving the planning application.

6.23  The previous section assessed the sustainability credentials of this site, both in terms of
its local context and the national policy framework. In summary, this section has
explained that the site is not speculative; there is a need for the development
proposed; an outline application based on the developer interest is appropriate; its
locational sustainability has been demonstrated; and discussions with Council officers
have identified infrastructure needs and potential contributions. Through its planning
history as a former UDP allocation and positive scoring in the emerging LDP, the site is

suitable and deliverable for housing in the short term.
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7.0

7.1

7.2

7.3

7.4

7.5

CONCLUSIONS

This outline planning application seeks consent for residential development on land at
Wrexham Road, Abermorddu. All matters other than access have been reserved for
subsequent approval, although an illustrative masterplan has been prepared which

indicates the potential layout around which the housing on the site could take.

The proposed development is considered to conflict with the locational policies of the
Flintshire UDP due to its location in the open countryside. However, at a time when the
Council cannot demonstrate a five-year housing land supply, TAN1T advises that the
housing land supply figure should be treated as a material consideration in determining
planning applications for housing. The proposed 80 dwellings will make a significant
conftribution to housing land supply on the edge of a settlement which has a range of
services and facilities. Due to both the shortfall in housing land, there is a need to
increase supply which is an important consideration in the determination of this

planning application.

The emerging LDP acknowledges the need for greenfield sites, beyond current
settlement boundaries, to be allocated for development and meet the updated
housing requirement. The background papers which have been prepared to inform
the Plan, and described in detail in this Statement, advise that the Wrexham Road site
has potential to be allocated for housing development. This follows from the UDP
Inspectors’ recommendation to allocate the site. Whilst the weight to be afforded to
the emerging LDP remains very limited, together with the planning history the positive
scoring represents a clear indication of not only the site’s suitability, but also of the

necessity of it being brought forward for housing.

As detailed within Section 6 of this Statement, the site fulfils the three dimensions of
sustainable development detailed within PPW, by providing a highly sustainable
residential development which has positive social, economic and environmental
benefits. It is considered that any residual adverse impacts of the development are
limited, and are significantly outweighed by the benefits the proposal brings in

providing additional housing in a sustainable location.

When considered against the planning balance in PPW, the benefits of granting
planning permission are considerable, and there are no adverse impacts which would

significantly or demonstrably outweigh these benefits. The proposed development is
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therefore considered to be sustainable and this location would be appropriate for
housing. Having taken all relevant matters raised into account, in such circumstances
planning permission should be granted, subject to the imposition of appropriate

conditions and the completion of a Section 106 agreement.
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