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Introduction

This Planning Statement has been prepared by Turley on behalf of our client, the Wales
Air Ambulance Charitable Trust (“‘WAACT’ or ‘the Charity’) to support a full planning
application for the development of a new air ambulance facility on land to the west of
Rhuallt, Denbighshire (‘the Site’). The application is submitted to Denbighshire County
Council (‘DCC’) for consideration.

The description of development is as follows:

“Erection of a new air ambulance base, including a building comprising helicopter
hangar, staff rest and training spaces, offices and other ancillary floorspace, and 2no.
helipads, a final approach and take off area (FATO) with security perimeter fencing,
new access from B5429, parking, landscaping, attenuation, and other ancillary works.”

This Planning Statement presents the significant benefits of the proposals and
demonstrates that there are no technical or environmental reasons that would
preclude the proposed development. There is a critical need for the new air base in this
location, which will generate significant public benefits in terms of improving the
delivery of this critical emergency service and patient care in North and Mid Wales.

The proposal accords directly with adopted Local Development Plan and provisions of
national planning policy. The balance of all material considerations weigh heavily in
favour of granting full planning permission for the proposal at the earliest opportunity.

Introduction to the Wales Air Ambulance Charitable Trust

The WAACT is the only air ambulance charity in Wales and the largest of its kind in the
UK. The Charity was established in 2001 and, since then, has attended close to 55,000
emergency service missions. The service is delivered via a unique third-sector and
public-sector partnership. The Charity is entirely reliant on charitable donations to raise
the £13m of funding required each year. This is critical to ensure the Charity can run its
helicopter ambulance service alongside rapid response road vehicles.

The Charity’s public-sector partner, the Emergency Medical Retrieval and Transfer
Service (EMRTS), supplies the highly skilled NHS consultants and critical care
practitioners who work on the Charity-operated vehicles. The service operates as a
mobile emergency department. Its clinicians have the ability to conduct hospital-
standard medical procedures or emergency operations at the scene of an incident and
prior to patients being taken to specialist care.

The Charity currently operates bases in Caernarfon, Welshpool, Cardiff and Llanelli. It is
a pan-Wales service and, regardless of where they are based, crews will travel the
length and breadth of Wales to deliver emergency lifesaving care. The service serves a
geography of approximately 8,000 square miles. This critical infrastructure and
essential emergency service has a proven profound impact on survival rates and
responding to critically ill and injured patients across Wales.
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The Critical Need for the Development & the Significant Public Benefits

An independent review of the Charity’s partners, the EMRTS, identified a number of
key findings regarding the pan-Wales emergency service.

The independent EMRTS review found that there are hundreds of life or limb-
threatened patients across North and Mid Wales every year who are not reached by
WAACT's service in the evening (after 8pm). This is because the air ambulance service
currently has only one crew operating after 8pm across the whole of Wales, from
Cardiff. The population of Mid and North Wales is reliant on it being available and able
to travel. Patients and emergency situations are being missed. The review also
identified that the existing bases at Caernarfon and Welshpool are currently
significantly underutilised compared with the Charity’s South Wales bases.

The actions by the Charity to improve the critical emergency services are informed by
the evidence collated through the independent review. The recommendations of the
review identified the essential need for a new air ambulance base to ensure
improvements to patient services across Wales, and in particular, Mid and North
Wales. This will involve the amalgamation of current air ambulance resources at
Caernarfon and Welshpool and involve the provision of a new single air ambulance
facility at a location within North Wales, adjacent to the A55.

The decision-making process following the independent review has since been
supported by the outcome of a Judicial Review (Case No:AC-2024-CDF-000133). On 19
June 2025, the High Court dismissed a judicial review into the decision by the NHS in
Wales to allow the restructure the WAA partner service EMRTS. Challenges to the
proposed decision to combine the two existing air bases at Caernarfon and Welshpool
were rejected by the Court.

To meet the pattern of demand, the two crews operating from the single new
proposed base will work different shift patterns. One team will operate between 8am
and 8pm, and the other will operate between 2pm and 2am. Charity vehicles on site
will include two helicopters and approximately four rapid response vehicles.

The proposed development will increase the coverage of the air ambulance service in
Wales and make better use of Charity donations. It is an essential element in the
Charity’s aims to save more lives across Wales.

Structure of the Planning Statement

This Planning Statement should be read in conjunction with the full suite of detailed
drawings and technical reports submitted as part of this full planning application. The
details of the application documents are set out in the enclosed Covering Letter.

The rest of the Planning Statement is structured as follows:
e Section 2 - The Site and Surrounding Context;

e Section 3 - Pre-Application Consultation and Community & Stakeholder
Engagement Overview;



Section 4 - The Proposed Development;
Section 5 - Planning Policy Context;
Section 6 - Planning Assessment; and

Section 7 - Summary and Conclusions.
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The Site Context

Site Overview

The Site comprises two field parcels (the main, southern portion was last used for
agricultural purposes) which together extend to approximately 4.587ha. The Site is
situated immediately north of the B5429, which provides access to junction 28 of the
A55 (approx. 530m to the west). The Site boundary extends to encloses parts of the
highway boundary where new access is proposed. Proximity to the A55 and the road
connectivity it provides is critical to the Charity’s operational requirements.

The Site is located approximately 400m west of the small village of Rhuallt. St Asaph is
c. 2km to the west. It is located outside of any defined Settlement Boundary so
considered to be within the ‘open countryside’.
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Figure 2.1 Extract from the Site Location Plan.

The Site is principally located within Flood Zone 1 (at lowest risk of flooding), except
the eastern boundary is lined by a brook, around which small parts of the Site are
located within Flood Zones 2 and 3 (Surface Water and Small Watercourses).
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Figure 2.2 Extract from Natural Resources Wales Flood and Costal Erosion Risk Map

The Site is not located within any designated landscape area. The Site is approximately
760m to the west of the Clwydian Range and Dee Valley National Landscape. There is a
proposed National Park (comprising the National Landscape) designation which
extends to the east of Rhuallt, and from the coast in Prestatyn, Denbighshire, through
Flintshire, Wrexham and northern Powys.

The Site has a predictive rating for grade 3a (good quality) agricultural land, at the
lower end of ‘best and most versatile.” However, a further detailed survey is underway
to confirm this.

There are a number of trees on the Site and along the site boundaries, 10 of which fall
within Category U (unsuitable for retention), 18 within Category A (high quality, 16
within Category B (moderate quality) and 23 within Category C (low quality). As
discussed in subsequent sections, the proposals have evolved to ensure that impacts
on existing trees limited however some limited removal, and pruning is required along
the visibility splays to enable safe access. There will be no tree removal within the main
field parcels and for the proposed building works. The development will be
accompanied by a scheme of significant new landscaping and Green Infrastructure,
alongside retention of existing planting wherever possible.

There are no nationally protected ecological designations/sites within 5km of the Site.
A designated Denbighshire Wildlife Site (Plas Yn Cwm Wetland) is located to the
northeast boundary of the Site. The nearest block of woodland is a small area of
Ancient Semi-Natural Woodland located approximately 60m to the northwest.

There are no public rights of ways traversing the Site. Adjacent to the south of the Site
is footway that passes the site and this continues east into Rhuallt and west to St
Asaph. The proposed access works will realign this footpath and ensure its continuity.

The are no listed buildings or other designated heritage assets located within or
immediately adjacent to the Site. The closest designated assets are located
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approximately 600m to the southwest of the Site and consist of a Grade II* listed
Bodeugan Farmhouse and other associated Grade Il buildings. The Site is within an area
of archaeological potential. However, there is relatively little definitive archaeological
activity recorded in the vicinity of the Site. Albeit its rural location and previously
undeveloped nature would make it a potential location for the finding of
features/feature groups of prehistoric, early medieval or medieval date.

There are no recent planning applications relating to the Site.
The Surrounding Area

A small number of houses and Waen Rhuallt Parish Hall are located to the south west
(approximately 450m west of the Site). There are a number of employment uses and
residential dwellings located beyond the Eastern and Southern boundaries along the
B5249, including a small industrial estate located directly on the eastern boundary (less
than 100m away) and a campsite approx. 350m to the east. The Site is bounded to the
North by trees, hedgerows and agricultural land and a residential property
(approximately 800m north). The A55 North Wales Expressway, which lies
approximately 75m south of the Site.
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Pre-Application Context

Site Search Process

In 2024, WAACT commissioned Inspire Architects to assist in identifying a suitable new
operational air ambulance facility to meet the identified critical need for improved
service in North and Mid Wales. Several potential sites were explored and ultimately
ruled out as undeliverable or unavailable owing to a wide variety of reasons. This
process has concluded that the Site (Land to the West of Rhuallt) is the only suitable,
deliverable and available option within the defined search area capable of
accommodating the essential operational requirements of the new air ambulance
facility.

The site search area covered approximately 135km? of land along the A55 (North Wales
Expressway) corridor and within proximity of St Asaph. This area was identified by the
EMRTS independent review as allowing the air ambulance service to deliver the most
effective service. The A55 corridor was selected as this is the primary arterial road in
North Wales, and access to this is critical for the Charity’s operations. This area also
provides a balance between geographical position and population density to ensure
the new base can serve the North and Mid Wales region most effectively.

The objective of identifying a new development location within this search area was to
ensure delivery on the fundamental operational objective of the new development, to
reduce unmet patient need and increase the utilisation of the service’s highly skilled
critical care teams.

In addition to the site area, Inspire Architects worked with the Charity to define the
critical operational and technical requirements for the new air base. This includes
consideration of the following criteria:

e The need for a site free from aviation obstruction such as wind turbines,
powerlines, telecom masks, tall chimneys and other tall structures. Providing
clear and unobstructed space to allow for safe helicopter take-off and landing
in accordance with the Civil Aviation Authority (CAA) standards.

e Asite which offers direct and rapid access to the strategic road network
(fundamentally via the A55), to enable an effective emergency road response
when required. It is vital that the proposed facilities are located in a position
where the primary road access is only a few minutes’ drive away. This
requirement has ruled out 75% of potential sites.

e Consideration of planning designations and constraints. The proposed use is
Sui Generis and there are no specific policies or site allocations relevant to the
proposals. As documented in Inspire’s Site Search Report, there are significant
parts of the search area located within flood zones or protected landscape
areas, amongst other designations. The strategy has therefore sought to
identify sites where restrictive environmental designations or constraints are
minimised or can otherwise be suitably mitigated and managed.
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e Ideally, being reasonably located away from built-up residential or urban areas
where possible, to minimise potential amenity impacts (including noise and
disturbance) and to avoid associated obstructions (i.e. telephone lines and
chimneys) that could compromise safe aircraft operations.

e Any site for aviation usage is preferably flat, which is more challenging within
this search area. Orientation is also important, with a preference for east-west
direction take-off and landing area. Other aviation considerations, including
avoiding any conflict with existing aviation uses, are important. The ability to
secure the site is also a key operational requirement.

e Access or possibility to connect to existing services such as water, drainage,
power and telecoms, and avoiding sites that would have any constraints that
would require significant remediation owing to the need to ensure
development is deliverable and viable (and makes best use of charity funds).

Pre-Application Consultation with Denbighshire Council

Discussions with Planning Officers Denbighshire Council commenced in 2025 and
involved direct correspondence between WAACT and the Development Manager at
DDC to discuss the proposals, and the critical need for development.

An initial Pre-Application Meeting was held with Officers from DCC on the 24 of
October 2025 (via Microsoft Teams). The proposed development was discussed and
WAACT, Turley and the architects were in attendance.

A Pre-Application Enquiry was submitted to DCC the 12" of November 2025. Advice
was received on the 5™ of December 2025 which is summarised below:

o Lead Officer — Trees and Woodlands — no fundamental concerns or objections.
Recommended considering whether some or all of the of the trees in the
northeast corner of the Site can be retained either through tree works or a
slight revision to the site layout (including the FATO area). Also recommended
that the landscape strategy further enhances the northeastern corner of the
Site. The feedback received has directly informed the scheme, which now
retains all trees within the main site boundary. The only trees being removed
are moderate quality along the visibility splay. The scheme includes further
landscaping enhancement and new pond features in the northeastern corner,
which has also been informed by correspondence with Natural Resources
Wales prior to the submission. WAACT's ecology consultants sought to contact
the Ecology Officer at DCC, however no response was received.

e Draiange Technician — notes that a Flood Consequences Assessment will be
produced for the planning application, on the basis the pre-application
proposals included access proposals within Flood Zone 2. Further
correspondence has taken place between WAACT’s drainage consultants and
drainage and SAB Officers at DDC. This has resulted in a fundamental change to
the access, ensuring it is located entirely outside of the Flood Zone. A FCA is
enclosed with the application and SAB approval (and any watercourse consent
if required) will be obtained for the development.
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e Public Protection Officer - no concerns with the daytime operation of the
facility, owing to the emergency nature of the operation. However, concern
was raised in regard to the nighttime operations. This and the questions raised
has been accounted for in the noise report, in terms of the assumptions on
baseline and noise sensitive receptors.

e Agricultural Land - the Officer drew attention to the site being indicated as
within grade 3a agricultural land. In line with recommendations, an Agricultural
Land Report is now enclosed with the application.

e Validation Requirements — Planning Officers confirmed that the validation list
submitted in the Pre-Application Enquiry covered all requirements to ensure
validation of a full planning application, provided that an Agricultural Land
Report is included (which is now provided).

Following the receipt of pre-application advice, further informal discussions have taken
place with Planning Officers. This has included correspondence regarding the Charity’s
comprehensive public and stakeholder engagement, including with elected members,
as described in the section below.

Public Consultation and Stakeholder Engagement

The Charity has undertaken a comprehensive and thorough engagement process with
the local community and key stakeholders, including Tremeirchion Community Council
and elected members.

WAACT held two public meetings on Wednesday 29" January 2026, and three drop-in
sessions ran between Wednesday 11" and Thursday 12t February 2026.

Prior to these events, a brochure and letter were posted to approximately 100
addresses in close proximity to the proposed site on Thursday 22" January notifying
them of the consultation events. Several email updates have been shared with
individuals who have registered to receive regular information.

This two-stage model of community consultation (involving wider community events
and drop-in sessions), along with early informal engagement and followed by formal
Statutory Pre Application Consultation aligns with national best practice and ensures
community input informs both design and operational planning.

Summary

There is a clear need for the proposed air ambulance base and is an important
opportunity to improve emergency critical care for the people of Wales, particularly
those living in North and Mid Wales who currently face challenges in accessing
overnight lifesaving support. The Site has been identified following an extensive and
robust Site search. It is found to be the best and only available option for WAACT’s
development proposals to deliver this new and improved service.

The Pre-Application Consultation with DCC has shaped the proposed development,
which has responded to key concerns from the Officers as well as the overall
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constraints and opportunities of the Site. The Design and Assess Statement provides
further details of the changes made to the proposals following the receipt for the
officer’s advice.

The Charity has carried robust and thorough public and stakeholder engagement to
date, the Charity has proactively worked to resolve concerns.
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The Proposed Development

The proposed development compromises a new operational location for WAACT. The
description of the proposed development is:

“Erection of a new air ambulance base, including a building comprising helicopter
hangar, staff rest and training spaces, offices and other ancillary floorspace, and 2no.
helipads, a final approach and take off area (FATO) with security perimeter fencing,
new access from B5429, parking, landscaping, attenuation, and other ancillary works.”

The development involves the consolidation of the existing facilities at Caernarfon and
Welshpool into a single facility on the Site in order to provide pre-hospital emergency
care services across North and Mid Wales.

The development proposals have been developed from first principles, informed by a
comprehensive review of site constraints and opportunities, survey work and technical
reports. The scheme has been shaped by the pre-application advice received from DCC
and feedback from the community and other stakeholders.

The overarching aim of the project is to deliver a well-designed, cost-effective, highly
durable and low-maintenance facility that is fit for purpose and responds positively to
its location and the wider environment.

The proposed development seeks to optimise the following key principles; flexibility in
use and future adaptability, efficiency of construction and best value for construction
cost, sustainability, energy efficiency and minimisation of carbon emissions.

The proposed development includes:

o Use: The primary purpose of the development is to provide a new operational air
ambulance facility to provide lifesaving care (which involves both air ambulance
vehicles and rapid response road vehicles). The new co-located base will provide
facilities for two helicopters, as well as accommodating its rapid response vehicle
operations and ancillary office and administrative space. Two crews will operate
from the Site, one team between 8am and 8pm and another team between 2pm
and 2am.

o The Building: A single consolidated building accommodating the hangar,
operational facilities, crew welfare and rest areas, training space, offices and
necessary storage. The proposed building extends to approximately a GEFA of
1617sgm and 2 storeys in height.

. Internal Arrangements: The building shall be split across two levels. The internal
arrangement at ground floor level is organised to ensure operational spaces are
at the same level as the hangar to minimise travel distance and times for staff to
reach emergency vehicles (both the helicopter hangar and the external covered
parking area for the rapid response vehicles). The main operational entrance on
the south elevation is centrally located within the accommodation block.
Meeting rooms, a gym, toilets and a storeroom are accessed from the entrance

11



lobby, which also provides access to the stairwell and lift serving the first floor.
Primary operational spaces are located at the northern end of the building.
These include the staff rest room, operations room, debrief room and engineers’
office, all overlooking the helipad and Final Approach and Take-Off Area (FATO).
Showers, changing rooms, a sluice room and storage areas are accessed from the
main spine corridor, which links directly to the hangar space. Visitor access is
provided via the stairwell lobby at the northeast corner of the building. This
opens onto the first floor viewing area and boardroom to the north, along with a
visitor room, storeroom and toilet facilities. Crew accommodation is provided on
the first floor, comprising nine bedrooms with associated shower/WC facilities
arranged off the main stairwell. A simulation room for training purposes is
located on the southern elevation.

Helipads and Final Approach and Take-Off (FATO) Area: The Heliport comprises
2no. helicopter landing area (helipads). The hangar is designed to accommodate
two Airbus H145 helicopters, with medical storage provided at ground-floor level
and additional general storage located on the mezzanine floor. Access to which
will be from the hardstanding apron area (comprised of HVC Concrete and
measuring 15m), which extends to the north of the building and out to the
helipad and from the building. The FATO is 215m in length, the primary ground
finish in the area will be closely mown, well-drained grass, but the helipads
themselves will be a of concrete finish, measuring 23m x 52m. The airfield area
will be enclosed by security fencing.

Material & Appearance: The building will be constructed using high-quality,
robust materials that are appropriate to both the proposed use and the local
context. Consideration has been given to the scale, massing and appearance of
the building. Accordingly, the main accommodation block will be clad in flat,
horizontal composite steel panels in a light grey colour, while the helicopter
hangar will be clad in vertical trapezoidal profile cladding in a contrasting dark
grey finish. The prominent staff entrance on the southern elevation is defined by
red feature cladding surrounding the entrance glazing, with a glazed entrance
canopy providing shelter to the main entrance doors. A steel-framed covered
canopy is proposed for the RRV parking bays on the southern elevation, with
roof cladding, polycarbonate glazing, fascias, trims and rainwater goods finished
in dark grey to match the main building.

Scale: The proposed building is composed of two distinct elements: the main
operational facilities, provided over two floors on the eastern side, and a two-
bay, double-height helicopter hangar space at the western end. The building will
have an eaves height of approximately 7.5m above finished floor level (FFL) and
a ridge height of approximately 9m above FFL. The front (southern) elevation
measures approximately 59.5m in length, with a building width of approximately
19.1m. The overall height of the proposed building is comparable to the existing
industrial building on the adjoining site as viewed from the public highway.

Access and Parking: Access to the development will be provided from a new
priority junction with the B5429 positioned approximately 40m to the east of the
existing field access. The access road connects the public highway to the parking
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areas and gate entrances into the airside zone. A pedestrian footpath alongside
the access road links the existing footway that runs along the B5429 to the
building entrances, with drop kerbs and tactile surfaces provided at crossing
points.

The proposed access provides a 7.5m wide carriageway with 15m radii at the
junction bellmouth. A 1.5m wide footway along one side of the access provides a
segregated route to the building’s entrance for pedestrians. A visibility splay of
2.4m x 96m is available to the east, extending into the current 40mph speed
limit area. The stone bridge parapet located immediately to the east of the site
prevents the required 120m long splay from being provided. For westbound
traffic approaching the access visibility of the access is available from a distance
of around 135m, exceeding the desirable minimum stopping sight distance of
120m.

A total of 40 car parking spaces will be provided to the south and southwest of
the building. 4 spaces will be designated as disabled parking bays, and 4 spaces
(10% of provision) will have Electric Vehicle (EV) charging points. In addition, 2
motorcycle spaces and 6 cycle spaces will be provided. Parking is expected to
primarily be used by the crew and workers at the Air Ambulance Facility.

Landscaping & Green Infrastructure: The development proposals provide
significant new landscaping and green infrastructure. The site access will be
created at a part of the boundary that is already open, thereby minimising
impacts on the existing trees and hedgerow. Some limited tree removal of an
existing Category B tree group is required to enable safe visibility splays. The
proposal includes new ornamental planting at the Site access and along the
B5429 and the approach to the Site. Native buffer planting and trees will be
located along the Site boundaries. In total 54 new trees as well as additional
areas of new planting will be provided. A pond is proposed in the northeast field
of the site, along with individual tree planting and creation of a planted buffer,
providing significant ecological enhancement.

Sustainability: The proposed development has been designed with consideration
of sustainability principles. An extensive array of photovoltaic panels will be
installed on the south-facing roof pitch, enabling the building to meet the
requirements of Welsh Building Regulations Part L. Air source heat pumps
providing energy-efficient heating. All timber used will be sustainably sourced
and FSC certified. The supporting Design and Access Statement goes into further
details on sustainable design measures.

Drainage: As part of the Sustainable Drainage Systems (SuDS) strategy for the
site, soakaway areas will be created in the southeast part of the site, which will
create a damp grassland. The soakaway area will be seeded with a grass mix
suitable for seasonally wet soils, based on the vegetation of a traditional
floodplain and water meadows. The Site is not served by public sewers, an off
mains foul disposal approach is required. The foul water effluent will be treated
onsite prior to discharge into the adjacent watercourse.

13



Ancillary Infrastructure: A foul water treatment plant, refuelling facility,
weatherisation and windsock will be located in the eastern most area of the Site.

Bin storage and a groundsman’s hut are also proposed to the east of the main
building.

14
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Planning Policy Context

The Development Plan

The Development Plan for the Site comprises the Denbighshire County Council Local
Development Plan (‘LDP’) (2006-2021) and Future Wales: The National Plan 2040
(published in February 2021).

Local Development Plan

The LDP was adopted in 2013. The Site is not allocated for any particular use in the
plan. The LDP states that development within the open countryside will be strictly
controlled in line with Planning Policy Wales. The following policies are of key
relevance to the proposed development:

e Policy BSC12 ‘Community Facilities’ supports the provision of community
facilities, provided that they are either located within development boundaries
or outside boundaries but within settlement clusters, where the proposal will
provide an essential facility to support the community. The supporting policy
text confirms that health care provision is a key facility for communities.

e Policy PSE5 ‘Rural Economy’ supports proposals which would help sustain the
rural economy. Appropriate employment proposals will be supported
throughout the County, where they meet the specific criteria, including making
a significant contribution to sustainable development and recognising the
status of AONSB:s.

e Policy VOE2 ‘Area of Outstanding Natural Beauty and Area of Outstanding
Beauty’ states that applications that cause unacceptable harm to the character
and appearance of the landscape and the reasons for designation will not be
permitted.

e Policy VOE5 ‘Conservation of Natural Resources’ sets out that where the
overall benefits of a development outweigh the conservation interest,
mitigation and enhancement measures in or adjacent to these sites should be
an integral part of the scheme.

e The County Character Map within the LDP identifies that much of the County is
located within or close to historic landscapes and Areas of Outstanding Natural
Beauty.

Future Wales: The National Plan 2040:

Future Wales is the national development framework, setting the direction for
development in Wales to 2040. It is a development plan with a strategy for addressing
key national priorities through the planning system, including improving the health and
well-being of communities.

15
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Future Wales highlights the importance of placing the right development in the right
space to create healthy and vibrant communities. Health varies across Wales, with our
poorest communities experiencing pronounced differences in health outcomes
compared to more affluent areas.

It is recognised that the planning system has a significant role to play in making Wales
healthier and identifies the need to think about the healthcare services that will
support us.

Other Material Considerations

Planning Policy Wales

Planning Policy Wales (‘PPW’) (edition 12 — July 2024) sets out the land use policies of
the Welsh Government. Its primary objective is to ensure the delivery of sustainable
development and improve the social, economic, environmental and cultural well-being
of Wales.

PPW supports making resilient locational choices, including those that protect the
health, amenity and well-being of communities. Planning authorities and developers
should work together to identify land in the most appropriate locations for
development.

PPW also confirms that:

e There’s a presumption in favour of sustainable development, in accordance
with the development plan, unless material considerations indicate otherwise.

e The identification of sites within the open countryside should only be
considered in exceptional circumstances and subject to the considerations at
Paragraph 3.50.

e Paragraph 3.50 seeks a balance between housing, community facilities and
other services in both urban and rural locations, focusing on ensuring major
generators of travel demand are within existing urban areas or those which can
easily be reached by walking, cycling or public transport.

e Paragraph 3.59 identifies that Land in grades 1, 2, and 3a should only be
developed if there is an overriding need for development. If land in grades 1, 2,
and 3a do need to be developed then the development should be directed to
the land of the lowest grade.

e Paragraph 3.60 states that development in the countryside should be located
within or adjoining settlements to enable it to be best accommodated in terms
of infrastructure, access, habitat and landscape conservation. Other
development in the countryside is to be strictly controlled, and all
development should respect local character and surroundings.

e Itis recognised that for most rural areas, opportunities for reducing car use
and increasing walking, cycling and use of public transport are more limited
than urban areas.
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e Planning authorities have a statutory duty to have regard to the AONB and
National Park purposes. They are afforded the highest status of protection
from inappropriate development. Planning authorities are required to give
great weight to conserving AONBs. Developments to be located within these
designations are required to demonstrate exceptional circumstances.

e Resilient locational choices should also take into account environmental risks,
including flood risk. Development should reduce and not increase flood risk on
and off the development Site.

e Paragraph 6.4.3 identifies that development needs to take place, and some
biodiversity may be impacted; the planning system should ensure that overall
there is a net benefit for biodiversity and ecosystem resilience, resulting in
enhanced well-being.

e Paragraph 6.4.4 sets out that all reasonable steps must be taken to maintain
and enhance biodiversity and promote the resilience of ecosystems and that
these should be balanced with the wider economic and social needs of
business and local communities.

e |t recognises that biodiversity and ecosystem resilience considerations are
taken into account at an early stage when considering development proposals.

e The quality of the built environment should be enhanced by integrating green
infrastructure into development through appropriate Site selection and use of
creative design, which is informed by an appropriate level of assessment.

Supplementary Planning Guidance & Other Relevant Legislation

The following guidance and legislation are also considered to be material
considerations for the proposed development:

e Supplementary Planning Guidance Note: Parking Requirements in New
Developments (October 2014) - The SPG indicates that for ‘Sui Generis’ uses,
parking standards and requirements will be specific to the development/context.

e Supplementary Planning Guidance Note: Conservation and Enhancement of
Biodiversity (July 2016) — sets out that ecological surveys and assessment work
should be carried out at the early stages of project management to be able to
amend the proposal’s design, layout or plan in line with results and
recommendations.

e Supplementary Planning Guidance Note Clwydian Range and Dee Valley Area of
Outstanding Natural Beauty (AONB) (April 2018). The SPG sets out some general
design principles that should be followed, as well as a further explanation of AONB
and the special qualities of the areas.

o The Well-being of Future Generations (Wales) Act 2015 is focused on improving the
social, economic, environmental and cultural well-being of Wales. The act sets out
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seven well-being goals, including well-being goals for a healthier Wales and a more
equal Wales.

Emerging Policy & Legislation

Replacement Local Development Plan

The Council is currently drafting its Replacement LDP. Once adopted, the plan will
cover the period of 2018-2033. The most recent RLDP updates are summarised as
follows:

e A Candidate Sites consultation was open between August - November 2018.

e The Preferred Strategy was open for public consultation between July - August
2019. A further Candidate Sites consultation was conducted alongside.

e There are no updates at this stage in relation to the Deposit Plan stage.

e The latest Delivery Agreement indicates the RLDP would be submitted by May
2024 and adopted by late 2025. However, the Plan appears to be delayed and
there are no recent updates available online.

The Site has not been assessed or promoted as part of the emerging Replacement LDP.
The plan is at a very early stage, and at this stage it holds very limited weight.

Emerging National Park Designation

An emerging National Park designation known as Glyndwr National Park is proposed
and the boundary of this will be located approximately 760m to the east of the Site.
The emerging designation extends from the coast in Prestatyn, Denbighshire, through
Flintshire, Wrexham and northern Powys.

Natural Resources Wales (‘NRW’) launched a 12-week statutory consultation on the
proposed designation on the 15th of September 2025, running until the 8" of
December 2025.

On the 12 of January 2026, the NRW Board agreed to make the Glyndwr National Park
Designation Order. The Welsh Government will further consider the proposal for the
new National Park following a Public Notice Period running from the 16 of January to
the 15" of February 2026.

18



6.

6.1

6.2

6.3

Planning Assessment

The prevailing planning policy context has informed the development of the scheme
and the planning assessment for which is set out below. This analysis has been
informed by the comprehensive design and technical assessment work that
accompanies this application and has responded to Pre-Application Consultation
feedback.

Principle of Development

The proposed development of a new air ambulance facility in this location is essential.
WAACT's existing facilities at Caernarfon and Welshpool are essentially in the wrong
locations to be able to serve the population most effectively, and as a result are largely
underutilised. The proposed new base in this location will enable the Charity’s
resources to be most effectively and efficiently utilised. More patients will be reached
as a result of consolidating into a single site, operating for extended hours and
comprehensively covering North and Mid-Wales, and the whole of Wales as required.

The Site has been identified following a robust and lengthy site search process. The Site
is located within the open countryside, where development is strictly controlled by
national and local planning policy. The proposals are wholly justified in this location
owing to the following reasons:

e The new base will support two fully operational crews, capable of responding
by both air and road. To serve the North and Mid Wales region, this
necessitates a location within very close proximity to the A55, as well as being
suitable to safely accommodate the necessary aviation operations. Other
critical operational requirements, as set out in the Site Search Report, have
informed the assessment that this Site is optimal for the development
proposed.

e A comprehensive site search has been conducted and has been informed by a
detailed review of the WAACT's essential operational and technical
requirements. Analysis of a significant number of alternative sites has been
undertaken, including sites within an existing aviation use. However, these
sites were not suitable or available. This Site is considered to be the only
suitable, available and feasible development option located within the target
search area. The Site Search Report provides full details of why alternative sites
have been discounted.

e The proposals comprise essential public service infrastructure of national and
regional importance, which is directly aligned with the Healthier Wales Goal as
set out in the Well-being of Future Generations (Wales) Act 2015 and Future
Wales. Future Wales identifies that the planning system must work with the
wider public, private and community interests to deliver outcomes needed.
Planning Policy Wales sets out that development in the countryside should be
considered in exceptional circumstances. Whilst the Site is in proximity to some
residential properties, upon which impacts will be mitigated, it is outside of
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built-up areas and set away from an aviation obstructions which is critical. The
nature of the proposed development and the critical need represent very
exceptional and unique circumstances.

The proposed development supports the aims of Policy BSC12 of the LDP,
which encourages the development of new and enhanced community and
health facilities that meet an identified need and are accessible to the
population they serve. The critical requirement is for the WACT/EMRTS to be
located so that it can access and serve the people of Wales and provide this
critical pre-hospital emergency service to patients in need.

The proposed scheme has been informed from first principles, which has
guided a sensitive design approach. A robust assessment of all relevant
technical considerations and Site constraints and opportunities has been
undertaken. The enclosed suite of technical information confirms that the Site
is capable of being developed and that appropriate mitigation can and will be
achieved. This includes a sustainable construction and design approach,
significant new planting and landscaping, sustainable drainage systems,
sensitive operational approach to minimise acoustic impacts, and other
supporting facilities and infrastructure. This will ensure that the proposals
assimilate into its setting and any impacts on the surrounding area (including
the countryside and neighbouring uses) will be limited and, where necessary,
adequately mitigated.

The Agricultural Report indicates the site may comprise grade 3a (good quality)
agricultural land. This is at the lower end of the ‘best and most versatile’
agricultural land classification. The site search area has included significant
portions of land that are within this agricultural land classification and,
fundamentally, this robust exercise has demonstrated there are no other
available or deliverable options for the development. The proposed
development will only actually develop on approximately a quarter of the site,
impacting a very small amount of agricultural land.

The Agricultural Land Report confirms that the economic benefits of the
scheme in agricultural use would be limited (less than £1,000 per annum) and
the wider economic, social and environmental benefits of the development
including through the delivery of a critical public emergency medical service,
creating and retaining jobs, and environmental benefits through Net
Biodiversity Enhancement and landscaping improvements weigh significantly in
favour of the proposed development and the minor loss of agricultural land.
There is a clear overriding public need for the development, which we consider
outweighs any limited harm to the loss of this parcel of agricultural land. This
planning statement is accompanied by an Agricultural Land Quality
Considerations Report. This is discussed further in the section below.

The Site has been selected due to its compliance with WAACT’s wider operational
requirements, including its strategic position offering connectivity to the wider road
network, suitability for aviation purposes and the ability for the Charity to operate its
service effectively across Wales, and in particular North and Mid Wales.
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The consolidation of WAAC's operations into a single, modern, centrally located base in
North Wales directly responds to a clear operational and clinical necessity. The facility
will be purpose-built to deliver emergency medical care more effectively and equitably,
particularly in the North and Mid Wales region, and in rural and hard-to-reach areas. By
improving response capabilities and extending operational hours, the proposed air
ambulance facility will enhance health outcomes and ensure critical services are
delivered efficiently to the communities most in need.

In summary, the principle of development is strongly supported by prevailing policy.
This is underlined by the robust operational case for the proposal and first principles
approach to the development that will ensure a high quality and sensitive scheme.
There is a clear justification for the proposed development in this open countryside
location.

Design

A first principles design approach has been adopted, informed by the physical
characteristics of the Site, existing constraints and the wider environmental context.
The design approach has been informed by consideration of the operational
requirements, Site topography, landscape setting, trees and ecology, flood risk,
residential amenity (including acoustic considerations), arboriculture, and proximity to
existing infrastructure.

A Design and Access Statement has been prepared by Turley with input from the
architect at EPT Partnership. The design principles that EPT have developed have been
informed by input from the technical consultant team, site constraints and
opportunities as well as the pre-application advice received from DCC. The design
proposals have involved consideration for the following key principles:

e The overarching aim of the project is to deliver a replacement air ambulance
base to allow continued and improved delivery of life-saving services in North
and Mid Wales.

e To combine critical operational facilities for the facility alongside administrative
and supporting facilities for Crew and Staff.

e Flexibility in use and future adaptability for WAACT’s life-saving operations.
e Sustainability, energy efficiency and minimisation of carbon emissions.

e Cost-effective design (noting the Charity funded nature) whilst maintain a high-
quality finish and suitable and adequate mitigation in light of the site context.

The proposed development accords with LDP Policy RD1 ‘sustainable development and
good standards of design’. The proposed development respects the Site context and
surroundings in terms of the siting, layout, scale, form, character, design, materials,
aspect and micro-climate in the following ways:

Using a relatively simple and understated architectural approach.
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Locating the building within the Site to best balance operational and safety
requirements and minimising landscape impacts, including by allowing for screening
through robust new landscaping, to minimise views from residential properties and
longer distance views.

Consideration has been given to the scale, massing and appearance of the building, the
elevation of the buildings will be broken up into two distinct architectural elements, to
have the least impact upon the surrounding rural landscape. The main block will be
clad in flat horizontal composite steel panels in a light grey colour, while the helicopter
hangar will be clad in vertical trapezoidal profile cladding in a contrasting dark grey
finish. The entrance on the south elevation is defined by red feature cladding
surrounding the entrance glazing. The roof will comprise a low-maintenance, colour-
coated grey trapezoidal profile metal cladding system, with matching dark grey metal
fascias, eaves, soffits and rainwater goods. Polycarbonate roof glazing providing
natural daylight is proposed to the hangar spaces. A steel framed canopy is proposed
for the RRV parking bays with roof cladding to match the main building.

The height of the proposed building is in keeping with the commercial building
adjacent to the Site, which is also two-storeys in height. A two-storey commercial
building of a similar scale is located on the adjacent site, approximately 100 metres
east of the proposed site entrance. This building features metal cladding and a shallow-
pitched roof, with associated metal-clad storage buildings positioned to the rear.

Paragraph 6.2.11 of PPW sets out that the quality of the built environment should be
enhanced by integrating green infrastructure into development through appropriate
site selection and use of creative design. The Proposal includes natural features within
the drainage strategy, including the SuDS features, surrounding planting and the
provision of a pond in the northeastern corner as well as the native buffer and tree
planting are provided on Site to soften the impacts of the scheme and draw back to the
rural character of the Site.

Agricultural Land Considerations

An Assessment of Agricultural Land Quality Considerations has been produced by
Kernon Countryside Consultants Limited in support of this development.

The report sets out using the predictive Agricultural Land Classification Map (version 2,
2020) that the Site is formed of Subgrade 3a. This is at the lower end of the ‘best and
most versatile’ agricultural land classification.

A detailed survey is underway to confirm the status of the site. The Site itself has not
previously been surveyed. A site approx. 2 miles to the west (closest surveyed land to
the Site) was found to be of mostly Subgrade 3b with small areas of 3a.

Paragraph 3.59 of PPW identifies that Land in grades 1, 2, and 3a should only be
developed if there is an overriding need for development. If land in grades 1, 2, and 3a
do need to be developed then the development should be directed to the land of the
lowest grade.
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The comprehensive site search process and the critical need for the proposed
emergency service meet this policy requirement. The best and most versatile
agricultural land mapping within the report produced by Kernon it is not likely that
there will be lesser quality land available for development that is suitable for the
proposed use.

The site was in arable use since 2020, however this use has recently concluded. Prior to
this, historic satellite imagery from Google Earth confirms the Site comprised grassland
for the grazing of sheep. The potential food production benefits of the parcel of land
are very limited, likely no more than 5.3t/annum of wheat, equating to £970 per
annum in the theoretical scenario of this being BMV quality.

In summary, the overriding critical need and significant public benefits is considered to
outweigh the very minor loss of this land. Given the small size of the field parcels, the
limited ability to work the land as good quality, and the development on only part of
the site indicate that the loss of agricultural land should not constrain development.

Green Infrastructure

A comprehensive landscape strategy is integral to the design of the proposed
development at this site. The landscape led approach has informed the development of
the site layout and scheme design. The landscape design and Green Infrastructure
proposals were refined throughout the lifecycle of the project, with collaboration from
the project design team. A Green Infrastructure Statement prepared by Tir Collective is
enclosed with the application. This is to be read alongside the enclosed Landscape and
Planting Plans.

Planting mitigation measures incorporated into the scheme design include the
following measures (with details of the planting strategy is available within the Green
Infrastructure Statement and plans prepared by Tir Collective):

e Areas around the building, outside the aviation area, will be planted with
specimen trees and the undeveloped fringes of the site will be planted with
native buffers and trees, with the aim of enhancing the site’s Green
Infrastructure corridors and habitats and integrating the scheme with the
surrounding landscape.

e Tree planting along the north site boundary to help screen the proposed
development from views from the north.

e Native buffer planting and trees along the eastern and southern site
boundaries to help screen views of the site from nearby residential properties,
users of the B5429 and users of the A55.Planting at the site entrance to help
screen the proposed building.

e Tree planting at the east and west sides of the building, outside the aviation

zone, to visually break up the building fagade in elevated views from the high
ground to the east and views onto the Site from the AONB.
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e As part of the SuDS strategy for the site, soakaway areas will be created in the
southeast part of the site, which will create a damp grassland. The soakaway
area will be seeded with a grass mix suitable for seasonally wet soils, based on
the vegetation of a traditional floodplain and water meadows.

e A pondis proposed in the northeast field of the site, along with individual tree
planting and creation of a planted buffer, providing ecological enhancement.
This responds to feedback from Natural Resources Wales.

e The planting of shrubs around the car park with planted SuDS features for
visual and biodiversity interest.

e Intotal 54 new trees with additional areas of planting will be provided.

The landscape proposals make a good contribution towards the six placemaking
principles in the Placemaking Wales Charter.

The proposals contribute well to the 12 Standards of Building with Nature, creating
well connected, multifunctional green infrastructure. The proposed development is
considered to be in accordance with PPW Edition 12 Chapter 6. A step-wise approach
has been undertaken in terms of green infrastructure and landscape and visual
impacts, in accordance with PPW Paragraph 6.4.15.

The stepwise approach included step one, to prevent harm to the Site’s key green
infrastructure assets and to achieve this the design has evolved to minimise impacts on
the highest quality trees and other green infrastructure. Firstly, to move the scheme
away from the stream along the eastern boundary and secondly to adjust the FATO to
avoid the removal of high-quality trees. Where further avoidance was not possible,
measure to reduce the scale and duration of impacts were integral to the design
process and outcomes. Where this is the case mitigation has been put in place such as
the creation of a new matrix tree planting at the Site peripheries and planting of
significant new individual trees within the Site. Enhancement opportunities have been
considered including the creation of a pond, which will provide a new habitat in a part
of the Site which is unoccupied by the development.

A proactive, site-specific approach has been taken to retain and enhance green
infrastructure on the Site, by providing environmental enhancements which will have
the greatest benefit for biodiversity and resilient ecological networks. This is in
accordance with PPW Paragraph 6.2.4 which sets out that the planning system must
maximise contribution to the protection and provision of green infrastructure assets.

Trees

Treescene Arboricultural Consultants have produced an Arboricultural Impact
Assessment, Tree Survey and Tree Constraints Plan in support of this planning
application.

The Tree Survey confirmed that the trees on Site were found to fall within the
following Categories, 10 within Category U (very low quality — cannot be retained), 18
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within Category A (high quality), 16 within Category B (moderate quality) and 23 within
Category C (low quality).

The Tree officer’s comments have been considered in relation to the layout of the
FATO, which has been redesigned as a result of the pre-application enquiry and moved
to avoid the need for the removal of trees near to the FATO.

To facilitate the proposed development, a narrow southern section of tree group G65
(as shown on the Treescene AIA Plan) is proposed for removal to accommodate the
required visibility splay required by highways regulations. This will necessitate the
removal of 617 square metres of a B category (moderate quality) tree group. Subject to
the approval of the Highways Authority, this visibility could be reduced and therefore
limit and reduce the impacts to these trees.

Paragraph 6.4.42 of the PPW sets out that the permanent removal of trees, woodland
and hedgerows will only be permitted where it would achieve significant and clearly
defined public benefits. There are clear and significant public benefits of the proposed
development, which justify the limited proposed removal of trees. In accordance with
the step-wise approach, significant new green infrastructure will be provided on-site to
mitigate impacts. Extensive new tree planting within the site is proposed, mitigating
any tree loss and contributing to an enhancement of the local tree stock as a result of
the proposed development

All tree pruning, felling or coppicing works will be carried out by a suitably qualified and
experienced Arboricultural Contractors working to relevant British Standards.

There are significant and critical public benefits to the removal of the trees, to build a
new, state of the art, lifesaving air ambulance facility. In accordance with PPW
Paragraph 6.4.15 parts 3b and 4 effective mitigation and restorative measures have
been incorporated into the design in accordance with the extensive native buffer and
the planting of 54 trees on the Site.

Landscape and Visual Considerations

The proposed development has been informed by a Landscape and Visual Appraisal
conducted by Tir Collective. This has informed a high-quality scheme of landscaping
mitigation to ensure sensitive landscape design to blend the development into the
rural setting, with a full suite of plans enclosed.

A stepwise hierarchy was applied throughout the design process, as set out in further
sections the enhancement opportunities for the habitats and species also follows the
stepwise approach. The findings of the arboricultural and ecological surveys have
informed the Green Infrastructure strategy of the Site.

Landscape

The Site is not located within a designated landscape. However, the Clwydian Range
and Dee Valley National Landscape (formerly Area of Outstanding Natural Beauty) is
approximately 760m to the east of the site. The emerging designation of a new
National Park (which comprises this National Landscape) extends to the east of Rhuallt,
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the designation extends from the coast in Prestatyn, Denbighshire, through Flintshire,
Wrexham and northern Powys.

The site boundaries consist of hedgerow and scattered trees; parts of the south
boundary are open; the eastern boundary consists of a thin strip of woodland. The
nearest block of woodland is a small area of Ancient Semi-Natural Woodland located
approximately 60m to the northwest. The development will not impact the area of
ancient woodland to the north of the Site.

The development of the Site would result in changes to features within the Site and on
character in the local context. The proposed development would introduce new built
forms and associated infrastructure in the site which is currently agricultural land with
an occasional large-scale building within the landscape. Mitigation planting provides an
opportunity to reinforce the landscape pattern, formed by mature trees and
hedgerows. The retained and proposed vegetation will help integrate the proposal into
the landscape overtime, in doing so reducing any adverse landscape effects.

The irregular shaped field defined by mature trees, hedgerows and areas of scrub
woodland will have moderate adverse effects during and after construction, the
topography is considered to have moderate-minor adverse effect during construction
and after. There will be moderate-minor adverse effects during construction and after
on the National Landscape. The semi-rural context provides a moderate adverse effect
upon the completion and operation.

Visual

A total of 6no. viewpoints were assessed as key receptors including nearby residents,
users of public rights of way, and local road users, including those within the National
Landscape. Visual receptors of the development of the Site include nearby residents at
Plas yn Cwm and on the western edge of Rhuallt, visitors to the Clwydian Range and
Dee Valley National Landscape, users of various footpaths and PRoWs and local road
users.

The visual assessment indicated that views within the valley are typically enclosed and
filtered by vegetation, combined with the flat landform. Longer-range views from
elevated locations such as within the National Landscape would be subject to some
degree of visual intrusion because of the new built forms within the landscape. The
proposal includes mitigation through planting that would filter and break up the
building fagades.

The pattern of the receiving landscape comprises a well-developed framework and
field boundaries surrounding the site limit views into the site from valley-floor
locations, with any views of the proposals restricted to partially screened views. There
will be oblique longer-range views of the proposed development from elevated land.
As distance increases the expansive nature of views, strong landscape pattern and
mitigation proposals would limit effects, including for users of the National Landscape.

The visual effects of the proposed development will be of moderate to minor adverse
effects during both during construction and upon completion / operation, as set out in
table 5-3 in the LVIA.
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Summary of Landscape and Visual Effects

A comprehensive and high quality planting mitigation scheme is proposed to ensure
the proposed development can be accommodated at this location without any
unacceptable impacts to landscape and visual receptors. The proposal will not cause
unacceptable harm to the character and appearance of the landscape. The proposed
development accords with LDP Policy VOE2 ‘Area of Outstanding Natural Beauty and
Area of Outstanding Beauty’. Ultimately, the critical need for the development
outweighs the significant public benefit of the delivering this critical emergency service.

Ecology and Net Biodiversity Benefit

In support of this application, the following reports have been prepared by CGO
Ecology Ltd:

o Ecological Impact Assessment;

. Bat Roost Potential Assessment;

. Bat Surveys and Monitoring Report;

o Net Benefit for Biodiversity Statement.

The accompanying Ecological Impact Assessment identifies baseline ecological
conditions and assesses the potential impacts of the proposed development, including
the mitigation factored into the scheme to mitigate impacts where relevant.

The proposed development is not anticipated to have any unacceptable effect on
statutory designated sites, thereby supporting LDP Policy VOE5 ‘Conservation of
Natural Resources’ and LDP Policy VOE2 ‘Area of Outstanding Natural Beauty and Area
of Outstanding Beauty’ and the principles of national policy. The Denbighshire Wildlife
Site located to the northeast boundary is a material consideration in planning terms
and the proposals seek to avoid any impacts on this.

As part of a step-wise approach through dialogue between the ecologist, WAACT and
the project team, the proposals have been redesigned iteratively between May 2025
and February 2026. This has resulted in significantly reduced impacts on woodland,
hedgerow, watercourse, riparian habitats, bats, and generic impacts such as light-spill.
The scheme now incorporates further mitigation from a biodiversity perspective.

The loss of a small area of arable farmland will be fully compensated and enhanced
overall by large areas of biodiverse grassland and meadow grassland, and by woodland
planting and waterbody creation. The FATO mowing regime will limit its condition but
not species diversity, which is positive.

A waterbody and rain garden will be created in the southeast part of the Site, as part of
the Sustainable Drainage System (SuDS) requirements. An additional pond is proposed
in the northeast field specifically for GCN, following consultation with NRW. These
provide both drainage and ecological benefits.
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LDP Policy VOE 5, ‘Conservation of Natural Resources’ requires development proposals
to “have regard to the County biodiversity aspiration for conservation, enhancement
and restoration of habitats and species.” Among its goals is “protecting habitat
connectivity corridors.” All other National policy documents have a common thread of
increasing broadleaved woodland cover and connectivity and maintaining and
expanding meadow cover. The proposals are in line with these aims, with grassland
cover will increase tenfold, and woodland cover will be nearly doubled.

Night-time bat walks and static monitoring were conducted in three seasons during
2025. No known bat roosts will be affected, but three trees with potential roosting
features will be impacted by the visibility splays (and associated tree removal or
pruning). Mitigation will involve pre-commencement checks and supervision of felling
by a level 2-licensed bat ecologist. Mitigation will involve pre-commencement checks
and supervision of felling by a level 2-licensed bat ecologist. three general-purpose bat
boxes will be installed in retained unaffected trees and as enhancement as a result of
the loss, two bat boxes (including a colony box) will be installed in retained unaffected
trees. The development seeks to minimise any impacts on bats and their habitats,
including to minimise light-spill onto currently-dark hedgerows and woodland edges.
The Lighting Strategy has been designed to achieve minimal impacts on peripheral dark
areas.

The ECIA sets out other findings and proposed mitigation in relation to the following
species to ensure that any impacts are avoided or minimised:

. There was no evidence of otter in the watercourse on-site, except burrows and
impacts are considered to be minimal, which can be corroborated by further
surveys in Spring 2026 (if necessary).

o Measures will be incorporated into the CEMP to protect hedgehogs.

o Nesting bird checks would be conducted if works are conducted during the
nesting season. Mitigation in the form of nestbox provision on the building could
be provided, if required.

o The Site is wholly terrestrial as such a desk-based approach for the likelihood of
Great Crested Newts has been carried out, it has been assumed that GCNs are
present within 250m north and northeast of the Site. Natural Resources Wales
has suggested the creation of a pond, this approach has been included within the
design of the development as a mitigation first approach.

. Vegetation manipulation is proposed along the fringes of the site to mitigate risk
of harm to reptiles.

Step-wise dialogue has minimised impacts on woodland, hedgerows, watercourse, and
bats. Planting will be increased across the Site. The proposed development accords
with local and national planning policy, and Natural Resources Wales and DCC Ecology
Officers were consulted (albeit no response was received from the latter). The
proposed development will achieve a Net Benefit for Biodiversity in line with the
aspirations of Planning Policy Wales.
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Amenity and Acoustic Considerations

A Noise Assessment has been undertaken by Anderson Acoustics. It sets out that the
operation of the Air Ambulance Facility will generate intermittent, short-duration
helicopter events driven by emergency demand and accordingly, not pre-planned. This
is informed by a survey of WAACT’s air ambulance operations at its existing Dafen
base, providing contextual data from ‘real-world’ operations of the same type of
emergency helicopter activity.

The road vehicle activity associated with the proposed development is not considered
to arise in any significant noise impacts. WAACT have confirmed that sirens will not be
used when leaving or in the immediate vicinity of the site. The focus of the Noise
Assessment is on the helicopter activity that will occur at the Site, as a result of the
proposed development.

It is important to note that the existing context of the Site is influenced by the presence
of the A55 to the south, and the noise that this creates.

The noise assessment has considered two defined activity scenarios, based on
WAACT’s operational activity. These are ‘typical’ activity and ‘busy’ activity periods, the
latter representing a high-activity night with up to two emergency call outs (4
helicopter movements total). Whilst this is representative of a busy and non-typical
night, it could not represent an operational cap owing to the unpredictable nature of
the life-saving operations.

Owing to the emergency nature of the proposed development, exact timings and
guantum of events per day is very difficult to predict. The assessment is informed by
the typical activity in WAACT’s experience. Need for the emergency service (and
therefore helicopter departures), in line with shift patterns could typically occur up to
02:00am. There may be rare circumstances where the aircraft returns after 02:00am
following completion of an emergency mission initiated earlier in the shift.

Two routing cases are assessed, including a conservative overhead case and a
mitigation case that a centreline-aligned operational case reflecting confirmed safety
geometry and representative operational heights. See below images of the ‘worst case’
route scenarios (Scenario 1) and the centreline-aligned routing (Scenario 2).
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Figure 6.1 — ‘Worst Case’ Routes (Anderson Acoustics)

Rhuallt

HolywelllRoad

Figure 6.2 — Scenario 2 Centre lined aligned routing (Anderson Acoustics)
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The Noise Assessment concludes that:

. Maximum event levels: The 85 dB LAFmax external context is met at every
receptor.

. Outdoors: Predicted levels remain below <50 dB LAeq,16h, i.e. below the WHO
‘moderate annoyance’ criterion.

o Indoors (permanent dwellings): Predicted internal levels meet 35 dB LAeq,16h
with windows closed.

. Indoors (caravan receptor NSR7): Predicted internal daytime LAeq,16h is 37 dB
(Typical) and 40 dB (Busy), i.e. marginally above 35 dB. This is considered to
reflect the lower and more variable facade sound insulation associated with
caravan accommodation rather than elevated external noise exposure. The
exceedance is limited in magnitude and does not alter the overall conclusion
regarding significant effects.

The mitigation measures proposed to manage night-time noise concerns involve
adopting the centreline-aligned operational case (Scenario 2) as the preferred and
realistic operating approach. Further information is set out in the Noise Impact
Assessment regarding the planned approach and climb. The Assessment confirms that
there would be no need or benefit of installing noise barrier on-site.

Nosie mitigation is achieved primarily through maintaining the required operational
height as early as practice, avoiding unnecessary low-level flight beyond safety
geometry, applying consistent climb and descent profiles and adhering to established
community-noise good practice principles.

The Assessment concludes that significant adverse noise effects are unlikely and the
proposed facility can operate without giving rise to unacceptable noise impact on the
surrounding residential and sensitive receptors.

The proposed base is set back from neighbouring properties and their boundaries, and
there will be no significant or unacceptable increase to movements on the surrounding
highway network. Planting will be provided to maximises screening of views from
residential properties and nearby receptors.

In summary, there will be no unacceptable impacts to the amenity of surrounding
neighbours.

Highways

Acstro has produced a Transport Statement and Travel Plan in support of the
application both demonstrate that the proposed development does not result in any
significant effects.

Access
Access to the proposed development will be provided from a new priority junction
from the B5429 positioned (approximately 40m to the east of the existing field access).
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The Site access has moved east to improve junction visibility and provide safer access
into the Site, following consultation with the Drainage Officer and seeking to ensure all
proposed development is outside of Flood Zones 2 or 3.

To safely accommodate the access proposal, visibility splays are proposed which
involve the partial removal of a tree group (Category B — Moderate Quality). The 215m
long visibility splay is the default requirement for roads with speed limits that allow
traffic to travel at up to 60mph. However, a speed survey has recently been completed
which confirmed lower actual speeds. It is therefore proposed that the visibility splay
to the west could be reduced. This would still safely accommodate the access and in
reduce the impact on trees and vegetation. However

The proposed access junction will involve land within the adopted highways boundary,
and therefore approval is sought from DCC. The proposals will align with and ensure
the continuity of the existing footpath. Drob kerbs will be provided to enable safe
crossing. The vehicle access from B4529 will also be reinstated.

Parking & Servicing

Parking provision within the development comprises of 40 car parking spaces, including
4 accessible spaces for blue-badge holders. EV charging is provided for 4 of the spaces,
equating to 10% of the total provision. During the staff change over period it is
expected that there will be 25 staff on site, this will leave 15 spaces available for
groups and visitors, as the site will also be used for hosting board / trustee meetings
(expected to be monthly), leadership team meeting (quarterly), H&S Review Meeting
(Quarterly) training courses (Bi annually) and visits by other groups and organisations
(monthly).

Dedicated parking spaces are also provided for up to 4 rapid response vehicles (RRV). In
addition, two motorcycle parking spaces and a cycle store capable of accommodating
up to 6 bikes will be provided.

Trip Generation

From day-to-day the development can be expected to generate up to 60 vehicle
movements associated with staff commuter trips. A small number of ancillary vehicle
movements associated with deliveries etc. can be expected. This represents a small
increase of around 4.5% compared to the 1,329 daily vehicle movements recorded on
the adjacent B5429. As such it is considered that the development that will have no
material impact on local highway capacity, further explanation is available within the
transport documents.

Sustainable Travel Measures
The development layout includes a number of features aimed at encouraging
sustainable travel. These include:

e Afootway that provides a continuous, level and segregated route for
pedestrians between the development building’s access and the existing
footway that runs alongside the B5429.

e Acycle store.
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e Shower, locker, changing and drying facilities that can be used by staff
choosing to walk or cycle.

e EV charging facilities (4 spaces).

The Travel Plan includes several measures aimed at encouraging the take-up of
sustainable modes of travel. The Travel Plan Co-ordinator will introduce the travel plan,
promote and encourage the increased use of alternative modes of transportation, The
target of the Travel Plan is to reduce the proportion of staff commuting to work by
one-tenth within 5 years of the development being brought into use. A baseline for this
reduction will be determined by a travel survey to be undertaken within three months
of the development being operational.

The Site meets planning policy requirements in terms of being in an appropriate
location that is safely accessible by all forms of transport. The proposals will integrate
with active travel networks. The modelled impacts of the proposed development on
the continued operation and safety of the surrounding highway network would be
acceptable.

Flood Risk and Drainage

CB3 have produced a Flood Consequence Assessment (‘FCA’) and Drainage Strategy as
part of this planning application. The FCA has been informed by input from JBA, who is
producing a further detailed FCA report. This concludes that the development is
acceptable from a flood risk and drainage perspective, as set out below and within the
report.

A SAB application is being progressed alongside the planning application. Pre-
Application Consultation on SAB is being submitted alongside the Statutory PAC
consultation. As set out in Section 3 of this Statement, pre-application consultation
with SAB and Drainage Officers at DCC has been conducted and informed the design
approach and enclosed information.

Flood Risk

The report confirms that all built form development, including the building, helipads
and FATO, site access, SuDS features are located within Flood Zone 1 (so at very low
risk of flooding).

The Natural Recourse Wales Flood Map for Planning shows that the eastern boundary
of the Site is situated within Flood Zones 2 & 3 for flood risk form surface water and
small watercourses. As the Site is partially within a flood zone (despite no development
being proposed in this area), the requirement for a Flood Consequences Assessment is
triggered.

There will be no built form In Flood Zone areas 2 & 3, only planting which is considered
to be water compatible development. The development will not increase flood risk on-
site or elsewhere.

The approach to the proposed development is supported by Section 15.5 of TAN15,
which states “where a site falls into two or more flood zones, the planning authority
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must make an assessment of the proposal, taking into account each of its proposed
land uses, against each of the flood zones to which it applies”. Therefore, on the
grounds of flood risk the proposed development meets the requirements set out in
TAN 15 and the guidance within PPW.

Foul Drainage

6.84 The Site is not served by public sewers. An off mains foul disposal approach is required.
It is necessary to treat foul water effluent onsite via a treatment plant (as shown on the
proposed plans) prior to discharge into the adjacent watercourse.

6.85 Natural Resources Wales sets out a criteria for development served by a private
treatment system, this is set out within the enclosed Drainage Report. The discharge
from the proposed development is compliant with the criteria and is expected to
discharge less than 5m3 of treated effluent into the watercourse per day. This has also
been assessed in the Ecology Impact Assessment and is deemed acceptable.

Surface Water Drainage

6.86 Infiltration has not been found to be a viable solution for the development site,
informed by testing on-site. As such, a connection into the watercourse is proposed.
Surface water flows are to be attenuated on site, with final discharge to the existing
watercourse located east of the site at a controlled rate of 4.3L/s, based upon the
greenfield Q1 runoff rate of 6.5L/s/Ha and a site hard paved area of 0.66Ha. The final
connection into the watercourse will be subject to an Ordinary Watercourse Consent.

6.87 The drainage system serving the helipad and fuel intake area are classified as high risk,
therefore these areas will discharge into the SuDs system via a forecourt separator to
protect the environment.

6.88 The Proposed Flood Risk and Drainage proposals are compliant and comply with TAN-
15 and LDP Policy RD1 to satisfies drainage and liability to flooding.

Archaeology & Heritage

6.89  An Archaeological Desk-Based Assessment and Walkover Survey has been conducted
for the Site by CR Archaeology.

6.90 No evidence of archaeological activity was found during the Site walkover survey.
There is relatively little definitive archaeological activity recorded in the vicinity of the
Site. A Geophysical Survey is to now being conducted to determine the
presence/absence of any below ground archaeological features to inform any impact
and need for recording. If necessary, appropriate mitigation strategies will be
proposed.

Ground Investigations

6.91 Brownfield Solutions LTD have undertaken ground investigations in support of the
proposed development.

6.92 Screening of the soils at the site has not reveal any contaminants above the screening
criteria, suggesting that the soils are suitable for use at the Site.
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There is a critical need for the development of a new base for WAACT, to improve the
efficiency of operations and to reach more patients. The proposed development will
enable the continuity and improve effectiveness of this critical life-saving service to
north and mid Wales.

The Site has been identified following a robust and lengthy site search process, which
has identified it as being the only suitable, available and deliverable option for WAACT.
There is a clear justification for the proposed development in this countryside location
owing to the critical operational requirements of WAACT, including its strategic
position offering connectivity to the wider road network, suitability for aviation
purposes and the ability for the Charity to operate its service effectively across Wales,
and in particular North and Mid Wales.

The principle of development is strongly supported by prevailing local and national
planning policy. Underlined by the robust case for the development and the first
principles approach that will ensure a high quality and sensitive scheme, with
mitigation to address all technical matters.

The proposals will support wider healthcare infrastructure and delivery to patients in
Wales, and the significant public benefit (including new and retained jobs) of the
development outweigh any limited harm as a result of the minor loss of agricultural
land. The proposals will protect the residential amenity of surrounding neighbours and
result in no significant impacts on the surrounding highway network. The scheme will
deliver significant new Green Infrastructure and deliver a Net Benefit for Biodiversity.
This new landscaping will ensure there will be no unacceptable impacts on the
surrounding Landscape context and visual receptors.

The proposals will deliver sustainable development and social, environmental and
economic benefits. The proposal accords directly with adopted Local Development
Plan and provisions of national planning policy. The balance of all material
considerations weigh heavily in favour of granting full planning permission for the
proposal at the earliest opportunity.
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Summary and Conclusions

The proposed development will improve emergency critical care for the people of
Wales, particularly those living in North and Mid Wales who currently face challenges
in accessing overnight lifesaving support. There are clear and unique public benefits of
this new facility for WAACT and justification for it to be located on the Site, which
together provide a clear material consideration in favour of the proposed
development.

A robust and lengthy site search process based on operational requirements for
emergency service has been carried out. The objective of identifying a new
development location within this search area was to ensure delivery on the
fundamental operational objective of the new development, to reduce unmet patient
need and increase the utilisation of the service’s highly skilled critical care teams. The
Site has been selected due to its compliance with WAACT’s wider operational
requirements, including its strategic position offering connectivity to the wider road
network, suitability for aviation purposes and the ability for the Charity to operate its
service effectively across Wales, and in particular North and Mid Wales. This was the
only Site that met all of the operational requirements for the air ambulance and was
otherwise suitable, deliverable and available.

The foregoing analysis demonstrates that the proposed development has been
designed from first principles and in line with a step-wise approach. The proposed
development is acceptable in all technical respects, in light of the high quality design
and the comprehensive suite of mitigation that is being incorporated. The enclosed
detailed technical assessments, which should be read alongside this Statement,
confirm that the Site is capable of accommodating the proposed development.

In addition to the significant public benefit of providing and ensuring the continuity of
this emergency medical service, the development will deliver:

o Wider economic, social and environmental benefits including retaining and new
job provision;

o Achieving a Net Benefit for Biodiversity;

o enhancement Green Infrastructure on-site including native tree planting, SuDS
features and a new pond feature;

. This new landscaping will ensure the proposed development assimilates into its
rural context and protects views from the surrounding landscape, with no
significant effects identified.

The proposed plans demonstrate that the site is capable of being developed in
response to planning policy with mitigation measures put in place to mean that there
are no detriment impacts to the character of the site or the surrounding area. This
includes to ensure the amenity of surrounding residential neighbours and other uses.
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7.6

The proposed development is consistent with the LDP and all National Planning Policy,
and on balance of all other material considerations, the proposed development is
therefore considered to be acceptable. Accordingly, planning permission should be
granted without delay.
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