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1. Introduction 

1.1 This hearing statement is prepared by Emery Planning on behalf of  

 in relation to Matter 4 – Location of Development. 

1.2  are promoting an omission site known as the land adjacent to Maes 

Celyn, Holywell Road, Northop.  The site is promoted as an omission site for residential / mixed use 

development.  Emery Planning made representations to the Deposit Plan consultation, and 

indeed previous consultations on the Local Development Plan (LDP). 

1.3 Our overall view is that there is a need for additional allocations in Northop to address 

development needs.  There should also be a more permissive policy approach for housing and 

employment development which allows the settlement to grow sustainably if the opportunities 

arise and are demonstrably sustainable.   

1.4 Our responses to the issues and questions on this matter are set out below. 

2. Response to Matter 4 

 Key Issue: Is the spatial strategy coherent and based on a clear and 

robust preparation process? Are the spatial strategy and relevant 

strategic policies realistic, appropriate and logical in the light of 

relevant alternatives and are they based on robust and credible 

evidence?  

 a) What is the purpose of the settlement hierarchy? Will it guide new 

development to the most sustainable locations? Is it clear what types and 

amount of development, other than housing, will be appropriate in each tier of 

the hierarchy? 

2.1 Our client’s specific interest relates to the settlement of Northop, which is identified as a ‘Tier 3 - 

Sustainable Settlement’.  We agree that it is appropriate to identify Northop as a Tier 3 Sustainable 

Settlement.  However, we have 4 key grounds for objection to Policy STR2, as follows: 

1. The quantum of housing development distributed to the Tier 3 Sustainable 

Settlements. 
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2. The level of development apportioned to each Tier 3 Sustainable Settlement, and 

specifically Northop. 

3. The absence of any employment land requirement or allocations for the Tier 3 

Sustainable Settlements. 

4. The types of development permitted within Tier 3 Sustainable Settlements under 

part (iii)(c) of the policy. 

2.2 We discuss these matters below in our response to question b.   

 b) What is the rationale for the proportions of development split across the tiers? 

 Distribution to the Tier 3 Sustainable Settlements 

2.3 The rationale for the distribution of development between the tiers is not clear.   

2.4 Firstly, the proposed distribution of 14% to the Tier 3 Sustainable Settlements falls below the 15-20% 

range provided in the Preferred Strategy.  The table at paragraph 5.13 of the Deposit Draft 

identifies that the Sustainable Settlements will accommodate 14% of the planned housing 

provision.  14% of 7,950 dwellings equates to approximately 1,100 dwellings1.  Meanwhile the 

distribution to the Main Service Centre’s has increased from 40-45% to 47%.  It is also worth noting 

that Tiers 4 and 5 (and therefore the remainder of the rural areas) are to receive very little 

development during the plan period.  There is no justification given for providing less than the 

distribution envisioned at that stage.  There does not appear to have been any regard for 

meeting local housing needs in rural areas.   

2.5 Secondly, of the 14% to be distributed to the Tier 3 Sustainable Settlements, a very significant 

proportion is provided in only 2 of the Sustainable Settlements.  Under Policy HN1, New Brighton 

has an allocation for 105 dwellings (Cae Isla, A5119) and Penyffordd / Penymynydd has an 

allocation for 186 dwellings.  These two allocations amount to approximately 300 dwellings, and 

therefore completely distort the proposed distribution.  The other 20 Sustainable Settlements are 

receiving only 10% of the total distribution, or 844 dwellings based on the supply figures provided 

in Background Paper 10.  This is very substantially below the 15-20% envisioned within the Preferred 

Strategy. 

 
1 The supply identified in Background Paper 10, Table 4 is 1,135 dwellings 
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2.6 Furthermore, we cannot see any justification for restricting development in the Tier 3 settlements 

as currently proposed.  They are clearly sustainable locations for growth.  It has been established 

that 100 dwellings can be sustainability accommodated in New Brighton, and 186 dwellings can 

be sustainably accommodated in Penyffordd / Penymynydd.  In the Minister’s decision to uphold 

the Penyffordd appeal (APP/A6835/17/3174699), it was clearly established that: 

• The appeal site lies in a sustainable location (paragraph 24 of the Minister’s decision 

letter). 

• Penyffordd accommodates a range of local services and facilities. 

• There was no compelling evidence to suggest that local services and facilities could 

not accommodate the proposal (paragraph 31). 

2.7 In contrast, Northop does not receive any allocations and will receive minimal, if any, growth 

during the plan period.  This is discussed further below. 

 The level of development apportioned to Tier 3 Sustainable Settlements / Northop 

2.8 Of the 1,135 dwellings distributed to the 22 Tier 3 Sustainable Settlements, some of these 

settlements are distributed very little to no development.  Our client’s specific interest is the 

settlement of Northop.   No allocations are proposed in the village. 

2.9 The Urban Capacity Study (LDP-EBD-HP8) identifies a constrained capacity within Northop of 20 

dwellings, which equates to less than 2% of the 1,135 dwellings distributed to the 22 Sustainable 

Settlements.  However, of the 3 sites identified for 20 dwellings: 

• The Red Lion Car Park (ref: 169, 11 dwellings) is located within a Conservation Area and 

within the immediate setting of a listed building (the Edith Bankes Memorial Institute).  

The site cannot be relied upon to deliver any housing until it can be proven that this 

fundamental heritage constraint can be overcome.  Furthermore, it is not clear whether 

the site is being promoted and available for development within the plan period, which 

will have less than 10 years to run from adoption.  It is also stated that the site may be 

surplus for car parking.  However, there are existing car parking issues within the village, 

which our client has sought to resolve by offering part of their site (if allocated) as a 

village car park.  In our view, the site cannot be relied upon to delivery any housing 

during the plan period. 
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• The former school house (ref: 170, 5 dwellings) is a listed building.  An appeal was 

dismissed in March 2017 for 2 dwellings (PINS ref: APP/A6835/E/16/3162410). A further 

application for 2 dwellings was submitted in February 2017 but the file was closed in 

January 2021 (LPA ref: 056386).  Therefore, we would question whether the site should be 

included within the supply at all.  But at most, the capacity should be no more than 2 

dwellings rather than the 5 identified within the study. 

• The land at Northop Church (ref: 171, 4 dwellings) does not appear to have been 

promoted, and it is unclear how 4 dwellings could possibly be achieved within the 

grounds of the building, which also lies adjacent to the Conservation Area.   No reliance 

can be placed on the site to deliver housing until it can be demonstrated that the 

heritage constraint can be overcome. 

2.10 The above findings call into question the validity and robustness of the Urban Capacity Study.  

But notwithstanding these concerns, the key issue for Northop is that the realistic capacity is 

potentially just 2 dwellings from the former school house site.  It is not realistic to assume that the 

other two sites will come forward during the plan period.   

2.11 We note that Policy STR2 sets out a limited number of other forms of development that may be 

acceptable, i.e. other windfall sites and small scale exceptions schemes for affordable housing 

adjoining the settlement boundary.  However, the Urban Capacity Study has assessed the 

capacity of potential windfall sites within the settlement, other sources of supply such as housing 

above shops are unlikely, and Northop is heavily constrained by the Green Barrier to the north 

and west (as proposed).  A golf course to the south and heritage conservation issues in the village 

centre restrict other options for growth. 

2.12 Such a limited distribution to Northop is not justified by the evidence base.  We note that 

paragraph 3.7 of the Deposit Draft states: 

“In terms of the sustainable distribution of this growth, the Plan has identified a 

framework or hierarchy of sustainable settlements based on a comprehensive 

set of settlement audits. A range of spatial options were considered as to their 

appropriateness in bringing about a sustainable pattern of development and 

growth. This is again based on the drivers that influence the vision and strategic 

objectives of the Plan, which focus on the needs of Flintshire’s economy and 

communities, balanced against the need to respect and protect the 

environment and ensure the well-being of Flintshire’s current and future 

generations.” 
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2.13 Paragraph 5.13 states: 

“The Plan does not seek to apportion development spatially by the use of 

numerical or mechanistic methods relating to growth bands, rates, targets or 

quotas. Rather, the Plan seeks to distribute development in a sustainable 

manner having regard to the settlement hierarchy and by identifying the most 

sustainable settlements and sites. The Plan intentionally avoids creating a 

perception that every settlement in every tier must contribute towards growth 

through having a housing allocation. Instead, the Plan looks at each settlement 

on its merits to determine whether it is able to sustainably accommodate an 

allocation. The Main Service Centres are the main locations for growth whereas 

Local Service Centres are where more modest levels of growth are located. 

Sustainable Settlements are the locations for housing development which is 

related to the scale, character and role of the settlement.” 

2.14 The above statements suggest a highly refined approach to the distribution of development, 

where a range of considerations are balanced, such as housing need, environmental capacity 

and the settlement hierarchy.  However, the evidence base does not demonstrate that any such 

assessment has taken place.  For Northop specifically, there is no assessment within the evidence 

base of housing need, employment need, service provision or the role that the settlement plays 

in the hierarchy. 

2.15 Northop is a sustainable location for growth.  As noted by the UDP Inspector, it contains a 

reasonable level of services and facilities and it is in an accessible location next to the A55 

between Mold and Flint (UDP Inspector’s report, paragraph 11.81.4).  This is self-evident from the 

designation as a Tier 3 Sustainable Settlement which is anticipated to accommodate a level of 

growth related to the scale, character and role of the settlement. 

2.16 Northop plays a key role as a local service centre, with key services including a primary school, 

the agricultural/horticultural campus (Coleg Cambria), two public houses, a general store and a 

village hall.  The agricultural/horticultural campus presents a unique economic opportunity, as 

does the proposed new road (the ‘red route’) linking the A55 to the A494, via Connahs Quay and 

Deeside Industrial Estate. 

2.17 Policy STR2 clearly states that new development will be directed to sustainable settlements based 

upon the first 3 tiers of the settlement hierarchy.  We cannot see how a village can be identified 

in the hierarchy as a Tier 3 Sustainable Settlement, and then not receive any scale of 

development.  The land allocations are not consistent with the policy. 
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2.18 For other Sustainable Settlements which are to accommodate significantly higher levels of 

growth, such as New Brighton and Penymynydd, the evidence base does not provide any 

analysis as to why they are receiving significantly higher levels of growth.  The reality is that the 

distribution to the Sustainable Settlements has been based upon existing supply rather than any 

evidence of need / capacity within each settlement.  Northop is a sustainable location for growth 

and should be distributed a reasonable proportion of the development for the Tier 3 Sustainable 

Settlements. 

 Employment land requirement / allocations in the Tier 3 Sustainable Settlements 

2.19 Policy STR2 makes no provision for employment or other uses within the Sustainable Settlements, 

or indeed the rural area.  Paragraph 5.6.1 of PPW11 provides: 

“The rural economy must develop a wide base if it is to be adaptable and 

resilient to the challenges it faces now and in the future. Events such as the 

climate emergency, the coronavirus pandemic and exiting the European Union 

all bring economic and societal uncertainty, and the ability to respond flexibly 

to these issues will be key to the future success of rural areas.” (our emphasis) 

2.20 Paragraph 5.6.2 provides: 

“Planning authorities should plan positively to meet rural employment needs by 

identifying policies in their development plans. By supporting the development 

of a broad range of employment opportunities in rural areas planning 

authorities can increase economic prosperity and help address the effects of 

rural decline or depopulation where it occurs. Greater opportunity can support 

and strengthen the future well-being and sustainability of rural communities.” 

(our emphasis) 

2.21 Paragraph 5.6.3 provides: 

“Many commercial and light manufacturing activities can be located in rural 

areas without causing unacceptable disturbance or other adverse effects. 

Micro and small enterprises have a vital role to play in the rural economy, and 

contribute to both local and national competitiveness and prosperity. While 

some employment can be created in rural locations by the re-use of existing 

buildings, new development will be required in many areas.” (our emphasis) 

2.22 TAN6: Planning for Sustainable Rural Communities states at paragraph 3.1.3: 

“Development plans should identify a diverse range of sites suitable for future 

employment use. Where possible sites should be located within or adjacent to 

settlements. Planning authorities should consider the need for a rural 

employment exception site policy that sets out the criteria against which 
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planning applications for employment use on the edge of settlements, on sites 

which are not specifically allocated in the development plan, will be assessed.” 

2.23 TAN23 identifies that in rural areas, development may be acceptable in countryside locations if 

it makes communities more sustainable (encouraging people to work close to home), meets the 

expansion needs of an existing local business or an existing business cluster. 

2.24 Contrary to the very clear requirements of PPW and TAN6, the plan does not provide any 

employment land requirement, or any employment site allocations, for the Tier 3 Sustainable 

Villages.  There is also no up-to-date assessment of employment needs within the rural area.   

2.25 Whilst the study is now out-of-date, the 2015 Joint Employment Land Review (LDP-EBP-EM1) 

identified that Northop/Flint Mountain/Northop Hall benefit from their position on the A55 Corridor 

which gives it good access to the main settlements of the County, as well as to nearby Flint.  It 

also recommends that the LDP supports the growth and diversification of Northop Educational 

Campus. 

2.26 Our client has proposed that part of their site at Northop could deliver business incubator / start 

up units for new small business.  There is the potential to link such units to the adjacent 

agricultural/horticultural campus (Coleg Cambria).  This is a unique opportunity within the rural 

area to create jobs, support the rural economy and fulfil the objectives of national policy.  

 The types of development permitted within Tier 3 Sustainable Settlements 

2.27 The types of development permitted within Tier 3 Sustainable Settlements under part (iii)(c) of the 

policy are extremely limited.  Applying this policy to Northop: 

• There are no allocations in Northop. 

• There are very few realistic windfall opportunities within the settlement. 

• There are few if any opportunities for small scale exceptions schemes for affordable 

housing adjoining settlement boundaries, as the village is constrained by planning policy 

being set through this plan (Green Barrier) to the north and west, the presence of a golf 

course to the south and the A55 to the east. 

2.28 Reliance upon affordable housing exception schemes also does not provide the necessary 

certainty that local needs will be met. 
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 Conclusions 

2.29 On the matter of the location of development, and in particular the distribution to the Tier 3 

settlements including Northop, the plan fails the following soundness tests: 

 Test 1: Does the plan fit? 

• The plan does not have sufficient regard to national policy (PPW11) or TAN6. 

 Test 2: Is the plan appropriate? 

• The plan and the evidence base do not address the key issues of housing and 

employment needs in rural areas. 

• The proposed distribution of development is not underpinned by robust, proportionate 

and credible evidence. 

• The rationale for the proposed distribution of development cannot be demonstrated. 

• The plan would not meet assessed needs and contribute to the achievement of 

sustainable development in the Tier 3 settlements, particularly in Northop. 

2.30 We consider that the distribution to the Tier 3 settlements needs to be re-assessed to address our 

comments above.  In Northop specifically, there is a need for additional allocations to address 

development needs.  There should also be a more permissive policy approach for housing and 

employment development which allows the settlement to grow sustainably if the opportunities 

arise and are demonstrably sustainable.  Inter-related, the Green Barrier boundaries need to be 

re-considered to allow for future sustainable growth to the west of the settlement (we will address 

this point further in our response to Matter 16). 




