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1.12 This continued over reliance on strategic sites is constrain ing to  the Council rather than 
providing added flexibility  (see response to Matter 2i). In the event that delays occur 
on one site,  this will have strategic implications for the LDP as has been shown in the 
past.  

Summary  

1.13 In sum, LPC express concerns over the growth strategy and whether this goes far 
enough considering how:  

¶ Economic growth opportunities have been downplayed or unaccoun ted for in 
growth scenarios, particularly those linked to the established Mersey Dee 
Alliance objectives, North Wales Growth Deal and the AMRC Cymru.  

¶ The significant housing backlog has 
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1.33 Both sites do however  represent strategically complex development s evidenced by 
the abnormally high development costs which have required significan t public sector 
�L�Q�Y�H�V�W�P�H�Q�W���D�Q�G���D�V�V�L�V�W�D�Q�F�H�����'�H�V�S�L�W�H���E�H�L�Q�J���I�U�D�P�H�G���D�V���¶�H�P�S�O�R�\�P�H�Q�W-�O�H�G�·���D�O�O�R�F�D�W�L�R�Q�V�����W�K�H��
technical and ground conditions of the site, necessitate a significant residential 
element be brought forward as enabling development. In their own right, the delivery 
of employment development would not be financially viable on this site. These viability 
constraints therefore also risk the ability to deliver affordable housing on these sites.  

1.34 In this context there are  important questions and areas of concer n on the proposed 
delivery rates. Given the extent of infrastructure and enabling works involved to open 
up future plots, proposed delivery rates seem overly  ambitious.  

1.35 While Appendix 3A �² Housing Trajectory set out in BP10A provides an indication on 
deli
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1.45 
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1.55 The only supporting viability evidence is a borough -wide study undertaken by the 
District Valuer into the delivery of affordable housing provision.  

1.56 This represents a real shortcoming in the  required evidence base to  justify the delivery 
of these strategic sites , given their inherent complexity and scale of infrastructure costs 
involved to  open up sites and future phases for development. Further information i s 
therefore required to show how each scheme can remain viable while delivering the  
associated infrastructure, site enabling works  and  planning obligations.   

Site Constraints - The Northern Gateway  

1.57 The site is located in CC Flood Zone 1, where it is advise d that there should be a 
presumption against highly vulnerable development on this site. Under the outline 
planning permission,  it is noted that major investment is to be directed towards flood 
defences with the details secured for approval under Condition 7. In June 2013 
planning permission (Ref: 050730) was granted  for a scheme to strengthen the flood 
defences of the River Dee. The approved works have since been implemented in 2015. 

1.58 The site has no further technical  constraints which could  not be overcome through 
further site assessment and mitigation.  

1.59 While LPC do not contest the inclusion of this strategic site within the LDP,  its complexity 
in delivery  across several phases and market factors necessitates that a conservative 
approach is taken to forecasting build out rates.  

1.60 Site Constraints �² Warren Hall  
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