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1 INTRODUCTION

1.1 Caulmert Ltd has been appointed by Grwp Llandrillo Menai (“the applicant”) to prepare this
Supporting Planning Statement.

1.2 The Statement relates to an application for full planning permission for the change of use of
light industrial land (Class B1) to educational use (Class D1), the erection of a Further
Education Engineering Centre building, the formation of a new vehicular access and the
construction of an internal site access road and car park, together with landscaping and
associated works at the Coleg Llandrillo, Rhyl Campus, Cefndy Road, Rhyl.

1.3 The application site falls within the administrative area of Denbighshire County Council, as
Local Planning Authority.
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2 THE APPLICATION SITE AND ITS SURROUNDINGS

2.1 The Coleg Llandrillo Rhyl Campus is situated on the eastern side of Cefndy Road at the south
western fringe of Rhyl and, approximately, 1km to the south of Rhyl Railway Station.

2.2 The Campus contains a mix of single and two storey education buildings, laid out in a
generally U-shaped configuration with a central courtyard.

2.3 The proposed Engineering Centre building will be located to the south east of the central
courtyard, in the southernmost part of the Campus.

2.4 The Campus presents a modern and attractive frontage to Cefndy Road.

2.5 Vehicular access to the Campus is gained from Cefndy Road, in the northernmost part of the
site.

2.6 Areas of car parking are laid out within the north eastern boundary of the Campus and in the
central courtyard, with a further area of overspill car parking available within the south
eastern boundary.

2.7 The Campus is bounded to the west by Cefndy Road, with the Marine Holiday Park
immediately beyond. The Holiday Park comprises an area of static holiday caravans with
ancillary leisure facilities.

2.8 The Cefndy Employment Park is located to the south of Campus and comprises a range of
modern buildings used for a variety of light industrial, office and storage and distribution
uses.

2.9 Cefndy Healthcare is located within the Employment Park, immediately adjacent to the
Campus, and manufactures disability aids including commodes and toilet and shower chairs.

2.10  An L-shaped area of amenity grassland is located within the north eastern and south eastern
boundaries of the Cefndy Healthcare site and adjoining the Campus.

2.11  To the south east of the Campus is an existing electricity distribution site operated by
Scottish Power Energy Networks.

2.12  The Pwll Brickfields Pond Nature Reserve is located to the north east of the Campus and
comprises an extensive waterbody, largely enclosed by trees. A series of recreational
footpath routes extend through the Nature Reserve.

2.13  Residential properties are located to the north west of the Campus, beyond both Cefndy
Road and an area of open land.
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3.1

3.2

3.3

3.4

3.5

3.6

3.7

3.8

3.9

3.10

THE PROPOSED DEVELOPMENT
Grwp Llandrillo Menai is in the process of consolidating its wider estate.

As part of this consolidation process, it is proposed to transfer the existing Engineering
Departments, currently located at the Rhos-on-Sea Campus, to the Rhyl Campus

The development of the proposed Engineering Centre building at the Coleg Llandrillo Rhyl
Campus is intended to facilitate this transfer.

The proposed development involves the change of use of light industrial land (Class B1),
which presently forms part of the Cefndy Healthcare site, to educational use (Class D1), the
erection of a Further Education Engineering Centre building, the formation of a new
vehicular access and the construction of an internal site access road and car park, together
with landscaping and associated works at the Coleg Llandrillo, Rhyl Campus, Cefndy Road,
Rhyl.

The Engineering Centre building is proposed to be located on the overspill car parking area
within the south eastern curtilage of the Campus.

The area of amenity grassland, which presently lies within the existing north eastern and
south eastern boundaries of the adjacent Cefndy Healthcare site, will be incorporated into
the Campus, and will be used to accommodate the proposed car park and internal site
access road.

The proposed internal site access road will run on a generally north west — south east
alignment to a new priority junction onto Cefndy Road at the southern end of the Campus
road frontage.

The proposed Engineering Centre building will accommodate:
e Engineering workshops (including; CNC fabrication Lab, CAD/CAM Training Suite,
Manual Manufacturing Lab with Lathes, Milling machines etc);
e Specialist Wind Turbine Workshop;
e Associated workshop changing facilities, raw material store and preparation room;
e Rapid prototyping Lab (3d printers etc);
e Mechanical Science and Electronic Engineering Labs;
e Robotics and Automation Suite;
e Virtual Engineering Suite;
e General Teaching Classrooms; and,
e Associated support spaces including staffrooms, WC facilities etc.

The proposed building will be of a contemporary design intended to reflect its engineering
purpose and in keeping with existing buildings on the Campus and will have a gross internal
floor area of 2886m?.

The proposed car park will provide approximately 78 parking spaces and a direct pedestrian
link will be formed between the car park and the Campus.
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3.11 Areas of landscaping will be provided as part of the proposed development.
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4.1

4.2

4.3

4.4

4.5

4.6

4.7

4.8

4.9

4.10

PLANNING POLICY GUIDANCE, THE DEVELOPMENT PLAN AND OTHER MATERIAL
CONSIDERATIONS

National Planning Policy and Guidance

a) Planning Policy Wales

Planning Policy Wales Edition 10 (PPW) was published in December 2018 and sets out the
land use policies of the Welsh Government.

The primary objective of PPW is to ensure that the planning system contributes towards the
delivery of sustainable development and improves the social, economic and environmental
well-being of Wales, in accordance with the requirements of, inter alia, the Planning (Wales)
Act 2015 and the Well-being of Future Generations (Wales) Act 2015.

PPW introduces the concept of placemaking, which is intended to ensure that planning
decisions consider all aspects of well-being and deliver new development which is
sustainable and provides for the needs of all people. Four key interlinked themes are
identified (Strategic and Spatial Choices; Active and Social Places; Productive and
Enterprising Places; and Distinctive and Natural Places) and together these are intended to
promote placemaking with a view to achieving sustainable places.

“Strategic and Spatial Choices” is concerned with the siting of new development, with the
priority being on the use of previously developed land, safeguarding the best and most
versatile agricultural land with designations such as Green Belt and Green Wedge to be
deployed to guide spatial choices.

“Active and Social Places” is concerned with ensuring the provision of housing, retailing,
employment and community and leisure development in locations which minimise the need
to travel and where a choice of modes of transport is available.

“Productive and Enterprising Places” emphasises the need to plan for appropriate
infrastructure in order to support economic development, together with decentralised, low
carbon energy production and increased recycling in the interests of sustainable
development.

“Distinctive and Natural Places” sets out policies for the natural and historic environment,
including policies to manage noise, air quality and flood risk.

In considering Strategic and Spatial Choices, PPW acknowledges that adequate and efficient
infrastructure, including services such as education, is crucial for economic, social and
environmental sustainability. In addition, good design is recognised as being fundamental to
creating sustainable places where people want to live work and socialise.

With regard to Active and Social Places, PPW recognises the importance of sustainable
access to education facilities in creating sustainable and cohesive communities.

In promoting Productive and Enterprising Places, PPW identifies supporting training and
education as one of the key issues in achieving progress towards a circular economy, with
businesses benefitting from links to higher education.

Caulmert Ltd
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b) Technical Advice Note 11: Noise

4.11 TAN11 was published in 1997 and confirms that Local Planning Authorities should ensure
that noise generating development does not cause an unacceptable degree of disturbance.
Guidance is provided on possible measures to mitigate the potential impact of noise.

¢) Technical Advice Note 12: Design
4.12 TAN12 provides advice on:
e How promoting sustainability through good design may be facilitated through the
planning system; and,
e The preparation and validation of mandatory design and access statements.

d) Technical Advice Note 15: Development and Flood Risk

4.13 TANI1S5 advises on development and flood risk as this relates to sustainability principles, and
provides a framework within which risks arising from both river and coastal flooding, and
from additional run-off from development in any location, can be assessed.

e) Technical Advice Note 18: Transport

4.14 TAN18 acknowledges that the integration of land use planning and development of
transport infrastructure has a key role to play in addressing the environmental aspects of
sustainable development and can help achieve wider sustainable policy objectives by, inter
alia:

e Ensuring new development is located where there is, or will be, good access by
public transport, walking and cycling, thereby minimizing the need for travel and
fostering social inclusion;

e Ensuring that new development includes appropriate provision for pedestrians,
cycling, public transport, traffic management and parking;

e Encourage the location of development near other related uses to encourage multi-
purpose trips;

e Promoting cycling and walking;

f) Technical Advice Note 20: Planning and the Welsh Language
4.15 TAN 20 provides guidance on how the Welsh Language may be taken into consideration in
the planning system.

The Development Plan

4.16  The statutory Development Plan for the area within which the application site is located is
the Denbighshire County Council Local Development Plan (LDP), which was adopted in June
2013, with a plan period of 15 years (2006 — 2021).

4.17  The overall spatial strategy of the LDP seeks to focus development into a small number of
large sites in the north of the County, with smaller scale new development being supported
in other County settlements.

4.18 Policy RD1 addresses sustainable development and good standard design and confirms that
development proposals will be supported within development boundaries provided that
specified criteria are satisfied.

Caulmert Ltd 6
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4.19

4.20

4.21

4.22

4.23

4.24

4.25

4.26

Policy RD5 refers to the Welsh language and the social and cultural fabric of communities
and indicates that a “Community and Linguistic Impact Assessment” will be required to
accompany a planning application in all settlements where developments are on a larger
scale comprising proposals of the following kind:

e 20 residential units or more,

e commercial, industrial or leisure/tourism development with a floor area of 3000m?

or more,
e large scale infrastructure projects with long term community impacts.

The Coleg Llandrillo Rhyl Campus is located within the development boundary for Rhyl, as
defined on the LDP Proposals Map

Policy BSC12 confirms that proposals for the provision of community facilities (including
schools) will be supported provided that they are located within existing development
boundaries.

The Cefndy Employment Park is allocated for employment purposes on the LDP Proposals
Map and Policy PSE2 confirms that, in such areas, employment development for the
following use classes will be supported:

e B1 Business Use

e B2 General Industrial & waste management facilities

e B8 Warehousing and Distribution

Policy PSE 3 addresses the protection of employment land and buildings and states that:
“Proposals which would result in the loss of employment land or buildings will only
be supported provided that:

i) there are no other suitable sites available for this development; and

ii) a continuous marketing process of 1 year, alongside all practical attempts
possible to retain the employment use, has demonstrated that the site or
premises is no longer capable of providing an acceptable standard of
accommodation for employment purposes; and

jii) the loss of the site or premises would not prejudice the ability of an area to
meet a range of local employment needs or the proposal involves the
satisfactory relocation of a non-conforming use from an unsuitable site.”

Other Material Planning Considerations

a) Supplementary Planning Guidance: Parking Requirements in New Developments

The SPG on parking requirements was adopted in 2014 and provides guidance on the County
Council’s parking standards.

b) Supplementary Planning Guidance: Planning and the Welsh Language
The SPG on Planning and the Welsh Language was adopted in 2014 and provides further
guidance on the application of LDP Policy RD5.

¢) Supplementary Planning Guidance Note 27: West Rhyl Regeneration Area
The West Rhyl Regeneration Area is situated approximately 1km to the north west of the
Campus.

Caulmert Ltd
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4.27 The SPG was adopted in 2013 and seeks to support and guide development in West Rhyl, an
area with amongst the highest levels of social deprivation in Wales.

4.28 The County Council’s vision for West Rhyl, as expressed in the SPG seeks to:
“Create a transformational sense of place with an open space at its core which serves

as a valuable community asset. Develop new housing designed to meet the highest
standards of energy efficiency and provide a wider range of housing tenures to
ensure a sustainable neighbourhood. Stimulate new employment uses which support
the visitor and retail economy and provide local jobs. Deliver an improved public
realm which provides a safer, more accessible environment.”

Caulmert Ltd 8
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5. REVIEW OF THE PLANNING ISSUES

5.1 The site of the proposed development is located within the development boundary of Rhyl
and comprises partly brownfield land.

5.2 In addition, the site is well served by public transport and is also accessible by bicycle and on
foot.

53 The proposed Engineering Centre building is considered to constitute sustainable
development and the principle of the proposed development is supported by PPW and LDP
Policy RD1.

5.4 The proposed development, occupying a sustainable location and providing educational and
training facilities, will help to support the PPW objective of promoting sustainable places and
also accords with the provisions of LDP Policy BSC12.

5.5 The training facilities to be provided at the Engineering Centre building will enhance the
skills base of the local community and, thereby, will help to promote a circular economy
supportive of the provisions of PPW.

5.6 Part of the application site is located within the allocated Cefndy Employment Park where
LDP Policy PSE3 seeks to resist the loss of employment land.

5.7 However, the employment land that would be lost to the proposed development comprises
an area of unused grassland, forming part of a larger site occupied by Cefndy Healthcare.

5.8 In view of the relatively constrained area of the Campus, there is no opportunity to
accommodate the whole of the proposed development within the College curtilage.

5.9 The adjacent grassland that lies within the northern edge of the Cefndy Employment Park
represents the only realistic opportunity to accommodate part of the proposed
development, as the other boundaries of the Campus comprise Cefndy Road, the Scottish
Power Energy Networks distribution site and the Pwll Brickfields Pond Nature Reserve

5.10 Consultations have taken place with the owners of the Cefndy Healthcare site, who have
confirmed that they would be content to release the small area of grassland for the
proposed development.

5.11  Whilst the proposed development does not fall within use classes B1, B2 or B8, the training
that it offers will serve to improve the skill base of the community to the benefit of economic
development and employment. This is particularly pertinent in view of the relative proximity
of the Campus to the West Rhyl Regeneration Area and the County Council’s objectives for
the social and economic transformation of that area.

5.12 Thus, it is considered that the proposed development constitutes an acceptable exception to
LDP Policy PSE3.

5.13 The proposed development is of a high standard of design and is supportive, therefore of the
provisions of TAN12 and LDP Policy RD1.

Caulmert Ltd 9
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5.14

5.15

5.16

5.17

The submitted Operational Noise Assessment demonstrates that noise generated by the
proposed development can be successfully mitigated, in accordance with the advice
contained in TAN11.

The submitted Transport Statement demonstrates that the proposed development will not
have a material impact upon road safety, or the operation of the surrounding highway
network and that adequate on-site car parking can be provided in accordance with the
requirements of TAN18 and the Local Planning Authority’s Supplementary Planning
Guidance.

The submitted Flood Consequences Assessment demonstrates that the proposed
development is located in an area of Category C1 flood risk, although at a low risk of flood
within that category. It is not feasible to construct the proposed development at a Flood
Zone A or B location, as that would be remote from the existing Campus. Consequently,
appropriate flood mitigation measures have been incorporated into the design and
construction of the proposed development. Thus, the proposed development is considered
to satisfy the requirements of TAN15.

A Community and Linguistic Impact Assessment is not required to accompany the planning
application for the proposed Engineering Centre building, since the proposed development
does not involve a commercial, industrial or leisure/tourism use and has a floor area of less
than 3000m?2.
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6.1

6.2

6.3

6.4

6.5

6.6

6.7

6.8

CONCLUSIONS

Section 54A of the Town and Country Planning Act 1990 and Section 38(6) of the Planning
and Compulsory Purchase Act 2004 require that applications for planning permission be
determined in accordance with the provisions of the development plan for the area, unless
material considerations indicate otherwise.

The proposed development constitutes sustainable development, supporting the PPW
objective of promoting sustainable places and in accordance accords with the provisions of
LDP Policy BSC12.

The skills training offered at the proposed Engineering Centre building will benefit economic
development and employment in the area and will contribute to the promotion of a circular
economy.

Whilst the proposed development will involve the loss of a small area of allocated
employment land, it has been demonstrated that this loss will be outweighed by the benefits
of the scheme and that an exception to LDP Policy PSE3 is fully justified in this instance.

The proposed development is of a high-quality design and is supportive of both TAN12 and
LDP Policy RD1.

The submitted supporting documents demonstrate that flood risk and noise impacts can be
satisfactorily mitigated and that the proposed development will not have a material impact
on road safety or the surrounding highway network.

The proposed development will bring significant benefits to the area and will not result in
harm to any interests of acknowledged importance.

There is no reason why planning permission should not be granted for the change of use of
light industrial land (Class B1) to educational use (Class D1), the erection of a Further
Education Engineering Centre building, the formation of a new vehicular access and the
construction of an internal site access road and car park, together with landscaping and
associated works at the Coleg Llandrillo, Rhyl Campus, Cefndy Road, Rhyl.
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