
Submission of Evidence Form – National Development Framework 
 
Name 
 
Nicola Corbishley 
 
Contact details 
 

  
 
Date 
 
February 2017  
 
Title of evidence 
 
Joint Wrexham and Flintshire Employment Land Review (October 2015) 
 
Summary of evidence 
 
The evidence is an up to date review of the employment land needs of each 
LPA which has been prepared to inform each respective LPA’s LDP.   
 
Summary of key issues/conclusions 
 
Specifically for Wrexham, the evidence suggests that there is a need for an 
extension to the Wrexham Industrial Estate (WIE) of between 20 -30ha net of 
any ecological mitigation (for newts), see para 10.99 and 10.100 (page 310 – 
312 of the Joint Employment Land Review Report (Oct 2015).  This need has been 
highlighted in the Council’s LDP Preferred Strategy (February 2015).  Work 
has commenced within the LDP team to scope 2 preferred areas of search for 
such an extension which are detailed in background paper 5: Wrexham Industrial 
Estate Site Expansion (Feb 2016).  
 
Why have you submitted this evidence? 
 
Wrexham Industrial Estate (WIE)  is one of the largest industrial areas in 
Europe, it is critical to the success of not only the north Wales and Mersey 
Dee area but the rest of Wales and the UK in economic terms. We continue to 
believe that the estate is a key business sector area (as is currently 
recognised in the Wales Spatial Plan update, 2008) and that any future 
expansion as identified by the evidence is of greater than local importance.  
This is reiterated in the evidence (para 10.49, and table 133 and 125 – page 
296 of the joint ELR(2015) which describes the WIE (amongst other sites in 
the County) as a ‘High quality, prestigious, flagship business areas due to 
their scale, location and setting. Capable of competing for investment in the 
regional market place. These are prime sites for marketing to a cross section 
of users including new inward investors. They can also meet the needs of 
image-conscious, aspirational companies already in the local authority area’ A 
number of the manufacturing business on the estate trade internationally, 

http://wrexhamldp.wrexham.gov.uk/file/3819354
http://wrexhamldp.wrexham.gov.uk/file/3817414
http://wrexhamldp.wrexham.gov.uk/file/3817414


securing an extension to the WIE would continue to allow this to happen and 
would also support the objectives of the Council in supporting a strong and 
vibrant economy in this part of Wales with benefits for local communities. 
 
How should this evidence inform the development of the NDF? 
 
The evidence could be used in the following ways: 

• To help set out the NDF’s approach to the scale and spatial location of 
nationally important growth areas (WIE) and proposals (extension); 

• Highlight the interrelationship of such key growth areas with the rest of 
North Wales (in the context of the North Wales Growth bid and work of 
the Economic Ambition Board) and the wider Mersey Dee area beyond 
to the northern powerhouse and city deals of Liverpool and 
Manchester; 

• Demonstrate Welsh Governments commitment to supporting the 
growth of the North Wales economy; 

• reiterate the need to consider how we manage our natural assets and 
protected species on a strategic scale via a green infrastructure / 
ecosystem services based approach as advocated in the Environment 
Act 

 
How does this evidence and any actions it recommends help achieve the 7 
well-being goals? 
 
Wellbeing Goal  How the evidence supports the Goal  
A prosperous Wales Supports the Welsh economy, 

generating wealth, jobs and 
employment opportunities and 
allows people to take advantage of 
the wealth generated through 
securing decent work.  The proposal 
would also help to develop a more 
skilled workforce, in an area close to 
one of the most deprived areas in 
Wales (Caia Park) 

A resilient Wales  The WIE supports a variety of 
protected species and habitats, 
contributing to the biodiversity of 
Wales.  The proposal to extend the 
WIE presents an opportunity to 
implement and manage on a 
strategic scale a green network or 
corridor which would ensure the 
continued protection and 
management of protected species 
and habitat to the benefit of social, 
ecological and economic resilience 
in the long term. 

A healthier Wales  The WIE is well accessed by public 



transport, walking and cycling which 
benefit peoples health and 
wellbeing. In addition, the proximity 
of the site to one of Wales most 
deprived areas will help secure 
economic benefits, resulting in better 
health outcomes for those people.  

A more equal Wales  The proposal would allow people to 
achieve their potential on a number 
of elements (skills, wealth, health, 
access to employment) no matter 
what their background or 
circumstances  

A Wales of cohesive communities  The WIE is well connected by a 
number of modes of transport and 
the proposal, through good design 
principles including a strong 
ecological network would provide an 
attractive, safe and viable 
environment for people to prosper. 

A Wales of vibrant language and 
thriving Welsh culture  

Providing employment opportunities 
to society will allow people to 
participate in other cultural, sport 
and leisure pursuits, improving skills, 
education, health and social 
outcomes  

A globally responsible Wales The proposal would make a positive 
contribution to local and global 
wellbeing by improving opportunities 
to access employment opportunities 
and upskill. 

 

 
Why is the evidence of national significance? 
 
Wrexham Industrial Estate is one of the largest industrial areas in Europe, it is 
critical to the success of not only the north Wales and Mersey Dee area but 
the rest of Wales and the UK in economic terms. We believe that the estate is 
of national importance as reflected by the evidence and that the status of the 
WIE should be recognised as such within the NDF.  Any future expansion of 
the WIE as supported by the evidence would also be nationally important. 
 
Do you agree for your evidence to be made public? (Only evidence that can 
be made public will inform the development of the NDF) 
 
Yes, the evidence is already in the public domain due to the work undertaken 
to date on the LDP Preferred Strategy including the accompanying evidence 
base: http://wrexhamldp.wrexham.gov.uk/portal/ldp/ps/ps2016 
and http://wrexhamldp.wrexham.gov.uk/portal/ldp_ebsd  
 
 

http://wrexhamldp.wrexham.gov.uk/portal/ldp/ps/ps2016
http://wrexhamldp.wrexham.gov.uk/portal/ldp_ebsd


Submission of Evidence Form – National Development Framework 
 
Name 
 
Nicola Corbishley 
 
Contact details 
 

  
 
Date 
 
February 2017 
 
Title of evidence 
 
The primary piece of evidence is the Wrexham Strategic Road Network 
Capacity and Improvement Study (March 2016) which can be found here: 
http://wrexhamldp.wrexham.gov.uk/portal/ldp_ebsd  
 
There are also other related pieces of evidence which support the above as 
follows: 
 

• Wrexham Strategic Road Network: Economic Impact Study 
(Development Economics, April 2016) 

• Wrexham Connected (Sustainable Urban Mobility Plan (SUMP) and 
Transport Hub Study, 
2016) https://www.wrexham.gov.uk/english/council/documents/wrexha
m_connected.htm  

 
Furthermore, the Council have recently jointly procured with Welsh 
Government a further study looking at junctions 4 and 5 of the A483(T) and a 
WelTag study of all A483(T) junctions within the County boundary which is 
due for completion in June 2017. 
 
Summary of evidence 
 
The study sought to provide a baseline position of the capacity issues 
associated with certain junctions along the A483T within the context of 
accommodating new growth in housing and employment in the County in the 
future.  A series of technical traffic models were developed to examine and 
quantify the existing performance of the following junctions: 
 
• Junction 3 (Rhostyllen); 
• Junction 4 (Ruthin Rd); 
• Junction 5 (Mold Rd); and  
• Junction 6 (Gresford) 
 
As part of the study, the report identifies a number of high level interventions 

http://wrexhamldp.wrexham.gov.uk/portal/ldp_ebsd
https://www.wrexham.gov.uk/english/council/documents/wrexham_connected.htm
https://www.wrexham.gov.uk/english/council/documents/wrexham_connected.htm


which could provide the necessary capacity improvements required to 
accommodate for the level of traffic growth forecast on the A483(T) and 
junctions. 
 
A high level estimate of costs has also been developed in relation to the 
junction capacity improvement options identified in the report. These are 
infrastructure costs only and exclude allowances for preliminary works  
including scheme design, service diversions, land purchase, ground conditions 
and trunk road working conditions etc.  Moreover, no estimate has been 
developed for the identified need to upgrade existing merge and diverge lanes 
at this stage.  The current procurement will look at these issues in more detail.  
 
Summary of key issues/conclusions 
 
The outcome of the baseline model assessment work is summarised as 
follows: 
 

 

• Junction 3 is operating within capacity; 
• Junction 4 operates over capacity; 
• Junction 5 operates over theoretical capacity but within total capacity; 
• Junction 6 operates over theoretical capacity but within total capacity; 
• A number of existing merge and diverge layouts (slip roads) have been 

identified as requiring upgrading to accommodate existing traffic demands 
 
The potential interventions required for those junctions operating over 
capacity include: 
 
• Increased capacity at Junction 4 through provision of a new larger grade 

separated gyratory; 
• Upgrade existing merge and diverge lanes (Slip Roads) at Junction 4 

through to Junction 6 effectively widening the A483(T) from 2 lanes to 3; 
• Increased capacity at Junction 5 (Gresford) through provision of grade 

separation of the A483(T) to A5156 Llan-Y-Pwll Link Road movement 
 
Why have you submitted this evidence? 
 
We believe that the NDF should identify key national infrastructure 
requirements to support the delivery of new growth and economic ambition in 
Wales, in particular around identified areas of key strategic sites for housing 
and employment.  The current Wales Spatial Plan (WSP, 2008) identifies 
Wrexham as a key settlement of national importance, something which we 
believe should be replicated in the NDF going forward.  This evidence begins 
to quantify the capacity issues associated with our current infrastructure which 
highlights potential barriers to the delivery of further growth in the area which 
would have significant economic implications if not realised. 
 
How should this evidence inform the development of the NDF? 
 

• To help set out the NDF’s approach to the scale and spatial location of 



nationally important growth areas (Wrexham Town) and strategic 
proposals (planned housing and economic growth); 

• To help prioritise the delivery of nationally significant infrastructure 
requirements (upgrades to junctions along the strategic  A483 (T)  road 
network) to aid the growth and wellbeing of new and existing 
communities; 

• To highlight and provide certainty to stakeholders about required 
infrastructure investment, funding sources and likely timescales – it 
would be useful if there could be a supporting infrastructure delivery 
plan alongside the NDF (similar to the Wales Infrastructure Investment 
Plan) outlining key timings and sources of funding for nationally 
important infrastructure requirements such as those identified in by the 
evidence;  

 
How does this evidence and any actions it recommends help achieve the 7 
well-being goals? 
 
Wellbeing Goal  How the evidence supports the Goal  
A prosperous Wales Supports the Welsh economy, 

generating wealth, jobs and 
employment opportunities by 
allowing the release of a long 
standing employment allocation 
(Western Gateway) which has the 
potential for circa 1000 + jobs and 
the release of a key strategic 
housing proposal (approx. 1500 new 
homes and a new school) which will 
include employment as part of the 
construction phase. Improved 
infrastructure will also help 
regenerate Wrexham Town centre 
by improving accessibility to key 
facilities and services, including 
further employment opportunities 
within the town.  

A resilient Wales  The proposals would make the best 
use of natural environment assets to 
ensure continued ecological 
connectivity and resilience for 
people living and working in 
proximity to the scheme.   

A healthier Wales  The proposal would be of benefit to 
people’s health and mental 
wellbeing, being able to access 
facilities and services in a timelier 
manner, in an environment which 
has been designed to maximise 
people’s health and wellbeing. 

A more equal Wales  The proposal would allow people to 



achieve their potential on a number 
of elements (skills, wealth, health, 
access to employment and homes) 
no matter what their background or 
circumstances 

A Wales of cohesive communities  The proposal would improve the 
accessibility of the more deprived 
and remote communities to facilities 
within the town and the detailed 
design stage would ensure attractive 
and safe environments for people to 
live and work. 

A Wales of vibrant language and 
thriving Welsh culture  

Providing housing and employment 
opportunities to society will allow 
people to participate in other 
cultural, sport and leisure pursuits, 
improving skills, education, health 
and social outcomes in a location 
close to a number of readily 
available facilities and amenities.  

A globally responsible Wales The proposal would make a positive 
contribution to local and global 
wellbeing, reducing travel times, 
improving access to homes and jobs 
and other vital services within the 
town centre. 

 

 
Why is the evidence of national significance? 
 
The evidence helps to reiterate the importance of supporting the growth of 
Wrexham town, a settlement of national importance as identified in the current 
WSP. The evidence highlights current, potentially significant barriers to 
supporting new growth in both housing and economic development which, if 
not realised could have significant economic implications for the County (see 
economic impact study (April 2016)). 
 
Do you agree for your evidence to be made public? (Only evidence that can 
be made public will inform the development of the NDF) 
 
Yes 
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1: Executive Summary 

Background 

1.1 Development Economics Limited was appointed by Wrexham County Borough Council (WCBC) to 

identify the potential effects on the local economy of delivering improvements to junctions serving the 

A483 trunk road as it passes through Wrexham. It is widely acknowledged that some of the junctions 

with the A483(T) suffer from periods of congestion, most notably the A525 Ruthin Rd and A541 Mold 

Rd junctions. Whilst this delay is generally confined to the AM and PM peaks, there is evidence that 

increasing levels of congestion in this area is creating challenges for businesses and other employers 

located in the vicinity. 

1.2 WCBC appointed Capita in 2015 to undertake an assessment of the strategic road network in and 

around the main settlement of Wrexham. This work has confirmed that the junctions are experiencing 

increasing capacity problems. Capita have identified high level interventions which, if deliverable, 

could afford the necessary capacity improvements required to accommodate forecast growth.  

1.3 The proposed interventions involve significant capital investment in new highway infrastructure. The 

most significant of these interventions is a new grade separated gyratory at Junction 4, but Capita 

have also identified the need to upgrade existing merge and diverge lanes at Junction 4 through to 6, 

effectively resulting in the need for additional lane capacity between these junctions.  

1.4 Capita have undertaken a high level assessment of the costs of providing the necessary junction 

infrastructure capacity improvements. The identified figure is approximately £9.88 million, but this 

excludes any cost allowances for service diversions, land purchase, ground conditions or trunk road 

working conditions. Moreover, there has as yet been no cost estimates developed for the identified 

need to upgrade existing merge and diverges and widening of the A483 from junction 4 through to 6.  

Strategic context and challenges 

1.5 Wrexham is confirmed in the Wales Spatial Plan (2008) as a principal location for employment, health 

and education services that is important for North Wales as a whole. Within Wrexham, the Wrexham 

Technology Park/ Ruthin Road Development Area is acknowledged as providing high levels of current 

employment, as well as significant levels of future employment-yielding development opportunity.  

1.6 The importance of the Western Gateway area for employment and its role in helping to develop a 

knowledge economy locally is acknowledged in the emerging Local Development Plan and supporting 

evidence base, including the recent Employment Land Review. The strategic importance of Wrexham 

Technology Park as a location of future employment opportunity has also been confirmed in recent 

work undertaken by the Mersey Dee Alliance and also by the North Wales Economic Ambition Board. 
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4.13 The ELR study also confirms the importance of the Wrexham’s Western Gateway as a long term 

development project. The study highlighted the Council’s ambition for the Western Gateway to 

become a flagship scheme, consisting of a ‘green’ or ‘eco’ business park with the focus on sustainability 

and high environmental credentials. Project aims include the delivery of around 8 ha of new business 

park space with BREEAM excellent offices. 

4.14 However, the ELR also recognises the constraints on future development of the Western Gateway 

area, and in particular the need to provide for an upgraded junction on the A483 in order to unlock 

remaining site development potential (ELR, page 140 and page 314). 

LDP Preferred Strategy Consultation 

4.15 In February 2016 Wrexham Council launched a consultation on a Preferred Strategy for a Local 

Development Plan (LDP) covering the period up to 2028.  

4.16 Overall, the Preferred Strategy proposes the development of 11,715 new homes over the life of the 

Plan. This level of growth derived from migration-driven trend based projections, using variants of the 

Welsh Government’s population projections.  

4.17 The delivery of this scale of housing in the area will require a significant increase compared to previous 

rates of housing development in the Wrexham area. The LDP Preferred Strategy also acknowledges 

that: 

This increase in housing delivery… will mean that greenfield sites on the edge of existing settlement 

limits will need to be developed to accommodate new growth
4
 

4.18 Policy SP9 of the Preferred Strategy identifies the opportunity for the development of a Key Strategic 

Site for a mixed use development at Lower Berse Farm, Ruthin Road. This land, which lies to the south 

of the Phase III extension of Wrexham Technology Park, is a 75 ha greenfield site that could provide up 

to 1,260 dwellings as well as a primary school and other associated community facilities.  

4.19 On this basis, the site at Lower Berse farm if adopted would provide over 10% of the housing 

development expected to be needed in the Wrexham Council area over the LDP period in order to 

deliver the scale of housing growth in the area anticipated by Welsh Government population 

projections. 

4.20 However, the development of this key development opportunity is considered to be wholly dependent 

on the upgrading of the nearby junction of the A483 (Junction 4). 

Conclusions and Implications 

4.21 Wrexham is confirmed in the Wales Spatial Plan (2008) as a location for employment, health and 

education services that is important for North Wales as a whole. 

                                                             
4
 http://wrexhamldp.wrexham.gov.uk/portal/ldp/ps/ps2016?pointId=s1453369123810#section-s1453369123810 
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4.22 Within Wrexham, the Wrexham Technology Park/ Ruthin Road Development Area is acknowledged as 

providing levels of current employment, as well as significant levels of future employment-yielding 

development opportunity. Moreover, apart from the scale of opportunity, another important factor is 

the high quality nature of future jobs expected to be created in this area. 

4.23 Moreover, the strategic importance of Wrexham Technology Park as a location of future employment 

opportunity has been confirmed in recent work undertaken by the Mersey Dee Alliance and also by the 

North Wales Economic Ambition Board, both in partnership with Wrexham CBC. 

4.24 The importance of the area for employment is fully acknowledged in the emerging Local Development 

Plan and the supporting evidence base, including the recent Employment Land Review. 

4.25 Moreover, the Preferred Strategy for the LDP has identified the Lower Berse Farm site (off Ruthin 

Road) as being a Key Strategic Site which is expected to be a major contributor to Wrexham’s future 

housing land supply, and which will be required in order to deliver the scale of housing growth in the 

area anticipated by Welsh Government population projections .  

4.26 However, the realisation of all of these strategic and policy objectives will be dependent on addressing 

successfully the existing and expected future traffic congestion problems at the A483 junctions. 
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6: Survey of Existing Occupiers  

6.1 The potential effect of existing levels of traffic congestion on businesses and organisations operating in 

the Western Gateway area has been assessed through the use of a occupier survey. The questionnaire 

that was used is appended to this report. 

6.2 A total of 86 businesses and organisations that occupy premises in the Western Gateway area were 

contacted by Wrexham CBC’s Business Support team and asked if they would like to take part in the 

survey. A total of 26 survey questionnaires were returned, with responses sent to either the Council’s 

Business Support team or directly to Development Economics.  

6.3 In addition, a further six businesses/organisations located in the vicinity of Wrexham General railway 

station were also approached directly by Development Economics, and asked if they would be 

prepared to take part in the survey. Of these, four agreed to part in the survey. 

6.4 The overall survey response of over 32% (30 out of a total of 92 employers invited to take part) should 

be regarded as a very high level of responsiveness to a survey of this type. 

Respondent Profile  

 

Sector representation 

6.5 There was a wide spread of activities among the organisations responding to the survey. The following 

table summarises the respondents by business sector or activity:  

Figure 6-1: Responses by Sector 
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Prospects 

6.16 Respondents were asked whether they thought that (1) job numbers and (2) sales/turnover/activity  

would increase, decrease or stay the same at their local site over the next 3-5 years. The table below 

sets out the responses received: 

 

Table 6-2: Prospects for activity at this site (3-5 years) 

 Job numbers Sales/Turnover 

Increase 19 25 

Stay the same 8 1 

Decrease 0 0 

Don’t know 3 3 

Not relevant 0 1 

Total 30 30 

 

6.17 Of the 19 businesses that expected job numbers to increase, seven were able to provide a quantified 

estimate of this increase. The aggregate value of this increase was just over 640 extra jobs. 

Business Challenges 

6.18 Respondents were asked what they considered to be the major issues facing their business over the 

next 3-5 years. Respondents were given 10 prompts, followed by an opportunity to nominate any other 

issue that was not included on the list of prompts. The table below sets out the responses received, 

ranked from the most to least frequently cited responses: 

Table 6-3: Prospects for activity at this site (3-5 years) 

Issue Number of responses 

Traffic congestion 17 

UK economy 12 

Operating costs 11 

Parking provision 11 

Competition 11 

Shortage of qualified workers 9 

Public transport 8 

Technological change 7 

Crime 4 

Demographic change 4 

 

6.19 Traffic congestion was the most frequently cited problem (17 responses), with several other transport 

related responses (parking provision, 11 responses; and public transport provision, 8 responses) also 

being commonly cited. 
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7.5 The approach taken to estimating the potential gross temporary employment impacts associated with 

anticipated future developments in the Western Gateway area is based on the anticipated levels of 

capital expenditure needed for the provision of site infrastructure and the subsequent erection of 

residential dwellings, commercial buildings and community facilities, etc.  

7.6 However, construction employment associated with the implementation of improvements to the A483 

infrastructure itself has been excluded from this assessment. 

7.7 A list of potential development opportunities in the Western Gateway area that are considered to be 

dependent on the alleviation of junction constraints is set out in the table below. The table also 

provides an indication of the potential scale of development for each scheme and for some schemes an 

indication of the assumed scale of construction investment that would be involved. Note: individual 

details for some schemes have not been provided for reasons of confidentiality, but the incremental 

estimated value of these schemes is included in the total in the final row.  

Table 7-1: Indicative scheme capital investment expenditures (£ million, 2016 prices) 

Site Potential Use 
Assumed 

Scale 

Indicative estimate 

of potential 

construction cost 

(£m) 

Moneypenny Phase 2 (remainder of E1.39 

Ruthin Rd site) 
Offices 8,166 sqm confidential 

Hotel expansion Hotel 50 beds confidential 

Dynamic@Western Gateway 

Special education 

needs/respite care 
2,379 sqm confidential 

Lower Berse Farm – housing Housing 1,260 dwellings 149.0 

Lower Berse Farm – education School 3 FE 5.5 

Lower Berse Farm – other community 

facilities 
Medical facilities 350 sqm 1.7 

Armed Forces covenant off Ruthin Rd Housing 16 flats confidential 

WCBC Housing build @ Western Gateway Housing 45 dwellings 5.3 

Total (all schemes)   186.2 

Source: Development Economics 

7.8 All construction cost estimates have been determined by Development Economics, based on project 

specific information or (where this is not available) either on examples of similar projects elsewhere or 

based on current advice on per unit area construction costs (from sources such as Building Cost 

Information Service). It should also be stressed that the estimates exclude contributions to any off-site 

infrastructure works that may be required to achieve planning permissions.  

7.9 As already noted, the assessment also excludes the construction employment that would be 

associated with the development of the A483 junction improvements themselves. 
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Table 7-4: Expected Net Additional Construction Phase Employment (person-years) - Wrexham 
Element of scheme Gross Jobs Displacement Leakage Multiplier 

effects 

Net person-years 

including 

multiplier effects 

Housing  1,673 502 317 179 1,033 

Commercial 

development 
109 33 21 12 67 

Community 

infrastructure 
56 17 11 6 35 

Total 1,838 551 349 197 1,135 

 

7.20 On this basis, although the construction and development phase is expected to support about 1,838 

gross persons years of employment, when displacement (551) and leakage (349) are accounted for, the 

overall total reduces to around 938 person-years. However, consideration of about 197 person-years’ 

worth of extra local employment through the workings of multiplier effects would increase the total to 

around 1,135 person-years. These jobs would be supported over an assumed 10 year construction 

phase. 

7.21 As previously noted, this assessment excludes the construction employment that would be associated 

with the development of the proposed A483 junction improvements. 

Permanent employment impacts 

7.22 The commercial development and community facilities (i.e. a primary school and local medical 

services) that were introduced in the previous section also have the ability to support permanent 

employment.  

7.23 The following table sets out the assumed scale of development associated with these commercial and 

community elements.  

Table 7-5: Assumed scale of employment yielding floorspace/development  
Category Floorspace (sqm GIA) Floorspace (sqm NIA) 

Offices 8,170 7,350 

Hotel 50 rooms  50 rooms 

Special education 2,380 2,020 

School n/a n/a 

Medical 350 300 

 

7.24 Additional assumptions need to be introduced at this stage regarding the likely employment density of 

each type of employment-yielding floorspace introduced in the previous section. The source of 

assumptions regarding office and hotel space is guidance published by the Homes and Communities 

Agency (HCA) and OffPat in 2010.
8
   

  

                                                             
8
 Employment Densities Guide, 2

nd
 Edition, 2010, page 6 
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Table 7-6: Employment density assumptions for employment yielding floorspace/development 
Category Area per Full time Equivalent (sq m) Floor Area Basis 

Offices 12 Net Internal Area 

Hotel 1.25 jobs/room n/a 

Source: Based on HCA Employment Densities Guide, 2
nd

 Edition, 2010 

7.25 Densities for other types of development are based on experience elsewhere with similar elements of 

other development schemes located elsewhere.  

7.26 Based on the assumptions in the table above and our experience from elsewhere, the table below 

presents the expected overall totals for full time equivalent employment associated with the 

development of the wider Western Gateway area (excluding existing pipeline schemes such as 

Moneypenny Phase 1).  

Table 7-7: Estimated Gross Full time Equivalent Employment - Wrexham 
Category Gross Jobs (FTE) 

Offices 500  

Hotel 40  

School + Special education 66  

Medical 9  

Total 615 

 

7.27 Hence, overall gross employment is expected to total 615 full time equivalent jobs by the time that the 

development is completed and occupied in full.  

7.28 As was the case with the assessment of net additional construction phase impacts, estimates for 

leakage, displacement and multiplier effects need to be applied to each element of the permanent 

phase of development and occupancy in order to establish estimates for net additional permanent 

effects. The additionality assumptions estimates for the employment yielding elements are based on 

guidance published by the Homes and Communities Agency.
9
 The specific assumptions for each of the 

relevant additionality factors applied to each development type are set out in detail in table below. 

Table 7-8: Additionality Assumptions (at the spatial level of Wrexham CBC area) 

Leakage 27.1% 

Displacement – offices (Moneypenny) 10% 

Displacement – other offices 50% 

Displacement – hotel 25% 

Displacement – primary school 10% 

Displacement – special education 0% 

Displacement  – medical facilities 20% 

Multipliers – all offices, medical, education 0.36 

Multipliers – hotel 0.47 

 

                                                             
9
 English Partnerships (now HCA): Additionality Guide, Third Edition, October 2010 
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7.29 Given these assumptions, the table below summarises the estimated net additional permanent 

employment impacts associated with the development of the wider Western Gateway area (excluding 

existing pipeline schemes such as Moneypenny Phase 1).  

Table 7-9: Estimated Net Additional Permanent Employment Effects (FTEs) - Wrexham 
Element of scheme Gross Jobs Displacement Leakage Multiplier 

effects 

Net jobs including 

multiplier effects 

Offices 500  50  122  118  446  

Hotel 40  10  8  10  32  

School + special 

education 66  5  13  12  46  

Medical 9  2  2  2  7  

Total 615  66 145  142  531  

 

7.30 In summary, it is estimated that the currently constrained developments at the Western gateway of 

Wrexham could deliver 615 gross permanent FTE jobs if the development opportunities are realised in 

full and occupied to their potential. However, once displacement and leakage are accounted for net 

impact would be reduced to 389 permanent FTE jobs. However, the addition of an estimated 201 extra 

local jobs through the workings of multiplier effects would result in a net additional employment 

impact of 531 FTE jobs. 

Gross Value Added 

7.31 The estimates of permanent overall net additional employment set out above allow for the estimation 

of expected permanent levels of additional workplace-based economic output associated with the 

proposed development of the wider Western Gateway area (but excluding existing pipeline schemes 

such as Moneypenny Phase 1). 

7.32 This estimation is based on regional workplace-based GVA per employee data for Wales drawn from 

datasets published by the ONS. The most recent data that is available was released in July 2015 and 

provides data for 2013.  

7.33 As shown in the table below, the data suggest that once built and fully occupied, the proposed 

development of the wider Western Gateway area (but excluding existing pipeline schemes) has the 

potential to generate just over £50 million per annum in net additional workplace-based GVA for the 

Wrexham County Borough economy (2013 prices) once the scheme is fully occupied. This estimate is 

based on the level of net additional permanent employment expected to be facilitated by junction 

improvements on the A483. 

7.34 Of this, £38.6 million is expected to arise from the direct effects, with a further £11.6 million accounted 

for by indirect and induced (multiplier) effects. 
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Table 7-10: Expected annual GVA impacts, £millions (2013 prices), 

Wrexham 
Element of scheme Aggregate GVA (£m) 

Offices 35.9 

Hotel 1.7 

School + special education 0.3 

Medical 0.7 

Other (multipliers) 11.6 

Total 50.2  

Impacts on the Wales Economy 

7.35 So far, the assessment of impacts has focused on those expected to be generated at the spatial level of 

the Wrexham CBC area. A final step is to summarise the expected additionality of the junction 

improvements at the spatial level of the Welsh economy as a whole. This mainly requires different 

assumptions to be made regarding the additionality factors (displacement, leakage and multipliers) 

that were introduced earlier. The specific assumptions used are set out in the table below. 

Table 7-11 Additionality Assumptions (at the spatial level of Wales) 

Leakage 14.2% 

Displacement – construction 50% 

Displacement – offices 50% 

Displacement – hotel 50% 

Displacement – primary school 50% 

Displacement – special education 50% 

Displacement  – medical facilities 50% 

Multipliers – construction  0.30 

Multipliers – all offices, medical, education 0.38 

Multipliers – hotel 0.44 

 

7.36 Assumptions regarding leakage are based on Census data. The assumptions with respect to 

displacement and multipliers are in line with guidance found in the HCA Additionality Guide (2010). 

Net additional construction sector jobs: Wales 

7.37 Based on the application of assumptions as set above for leakage, displacement and multipliers, the 

expected employment impacts associated with the scheme at the spatial level of Wales are presented 

in the table below.  
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Table 7-12 Expected Net Additional Construction Phase Employment (person-years): Wales 
Element of scheme Gross Jobs Displacement Leakage Multiplier 

effects 

Net person-years 

including 

multiplier effects 

Housing  1,673 836 119 215 933  

Commercial 

development 
109 54 8 14 61  

Community 

infrastructure 
56 28 4 7 31  

Total 1,838 919  131  237  1,025  

 

7.38 On this basis, although the construction and development phase is expected to support about 1,838 

gross persons years of employment, when displacement (919) and leakage (131) are accounted for, at 

the spatial level of Wales the overall total reduces to around 788 person-years. However, consideration 

of 237 person-years’ worth of extra local employment through the workings of multiplier effects would 

increase the total to 1,025 person-years. These jobs would be supported over an assumed 10 year 

construction phase. 

Net additional permanent jobs: Wales 

7.39 Based on the application of assumptions as set above for leakage, displacement and multipliers, the 

expected permanent employment impacts associated with the scheme for Wales are presented in the 

table below.  

Table 7-13: Expected Net Additional Permanent Phase Employment (person-years): Wales 
Element of scheme Gross Jobs Displacement Leakage Multiplier 

effects 

Net person-years 

including 

multiplier effects 

Offices 500 250 34 82 296 

Hotel 40 20 3 8 25 

School + special 

education 
66 33 5 11 39 

Medical 9 5 1 1 5 

Total 615 308 44 101 365 

 

7.40 It is estimated that the currently constrained remaining development potential at the Western 

Gateway of Wrexham could deliver 615 gross permanent FTE jobs if the development opportunities 

are realised in full and occupied to their potential. However – at the spatial level of Wales – once 

displacement and leakage are accounted for net impact would be reduced to 264 permanent FTE jobs. 

However, the addition of an estimated 101 extra jobs across Wales through the workings of multiplier 

effects would result in a net additional employment impact of 365 FTE jobs. 
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Net additional GVA: Wales 

7.41 A final element to consider at the spatial level of Wales is the additional contributi0n to economic 

output (GVA) associated with the proposed development of the wider Western Gateway area (but 

excluding existing pipeline schemes). 

7.42 Based on the same approach as used for estimation for Wrexham CBC (set out above), the results of 

the assessment are set out in the table below.  

7.43 Our analysis indicates that – once built and fully occupied – the proposed development of the wider 

Western Gateway area (but excluding existing pipeline schemes) has the potential to generate £33.9 

million per annum in net additional workplace-based GVA for the Wales economy (2013 prices).  

7.44 Of this, £25.7 million is expected to arise from the direct effects, with a further £8.3 million accounted 

for by indirect and induced (multiplier) effects. 

Table 7-14: Expected annual GVA impacts, £millions (2013 prices), Wales 
Element of scheme Aggregate GVA (£m) 

Offices 23.5 

Hotel 1.4 

School + special education 0.2 

Medical 0.6 

Other (multipliers) 8.3 

Total 33.9 
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8: Summary and Conclusions  

8.1 Development Economics Limited was appointed by Wrexham County Borough Council in December 

2015 to identify and quantify as far as possible the potential effects on the local economy of delivering 

improvements to junctions serving the A483 trunk road as it passes through Wrexham. In particular, 

the study was to consider the potential effects on existing businesses and future development 

opportunities of congestion on the Mold Rd (A541) and Ruthin Rd (A525) junctions. 

The nature of the congestion problem 

8.2 It is widely acknowledged that some of the junctions with the A483(T) suffer from periods of 

congestion, most notably the A525 Ruthin Rd and A541 Mold Rd junctions. Whilst this delay is 

generally confined to the AM and PM peaks, there is evidence that increasing levels of congestion in 

this area is creating challenges for businesses and other employers located in the vicinity. 

8.3 Another key consideration is that the area that is served by the increasingly congested junctions is also 

the location for a number of important commercial and residential development opportunities that are 

of strategic importance to the future of Wrexham and the wider North East Wales economy.  

8.4 To better understand the extent of the problem, and also to understand the potential extent to which 

things may change as a result of forecast development, Wrexham CBC appointed Capita in 2015 to 

undertake an assessment of the strategic road network in and around the main settlement of 

Wrexham town centre, with particular reference to the A483 and its junctions between Junction 3 

(A5152) and Junction 6 (A5156). 

8.5 The assessment work undertaken by Capita has confirmed that the junctions are experiencing 

increasing capacity problems. Capita have identified high level interventions which, if deliverable, 

could afford the necessary capacity improvements required to accommodate forecast growth.  

8.6 These proposed interventions involve significant capital investment in new highway infrastructure. The 

most significant of these interventions is a new grade separated gyratory at Junction 4, but Capita 

have also identified the need to upgrade existing merge and diverge lanes at Junction 4 through to 6, 

effectively resulting in the need for additional lane capacity between these junctions (i.e. widening the 

A483 from two lanes to three lanes).  

8.7 Capita have undertaken a high level assessment of the costs of providing the necessary junction 

infrastructure capacity improvements but this excludes any cost allowances for service diversions, land 

purchase, ground conditions or trunk road working conditions. There has at this stage been no cost 

estimates developed for the identified need to upgrade existing merge and diverges and widening of 

the A483 form junction 4 through to 6. It is noted in the Capita report that there are numerous 

constraints that will impact on the delivery of these improvements specifically the requirement for the 

widening of the A483 including a number of over/under bridges and the requirement for third party 

land.  
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Planning and Strategy Context 

8.8 Wrexham is confirmed in the Wales Spatial Plan (2008) as a principal location for employment, health 

and education services that is important for North Wales as a whole. 

8.9 Within Wrexham, the Wrexham Technology Park/ Ruthin Road Development Area is acknowledged as 

providing high levels of current employment, as well as significant levels of future employment-

yielding development opportunity. Another important factor is the fact that a high proportion of future 

job opportunities expected to be created in this area are high quality (knowledge intensive) in nature. 

8.10 The importance of the Western Gateway area for employment and its role in helping to develop a 

knowledge economy locally is acknowledged in the emerging Local Development Plan and the 

supporting evidence base, including the recent Employment Land Review. The strategic importance of 

Wrexham Technology Park as a location of future employment opportunity has also been confirmed in 

recent work undertaken by the Mersey Dee Alliance and also by the North Wales Economic Ambition 

Board, both in partnership with Wrexham CBC. 

8.11 Furthermore, the Preferred Strategy for the LDP has identified the Lower Berse Farm site off Ruthin 

Road as being a Key Strategic Site which is expected to be a major contributor to Wrexham’s future 

housing land supply.
10

 Moreover, the delivery of this site would be expected to contribute around 10% 

of the overall volume of housing development identified by the LDP is being required over the period 

of the Plan (11,715 new homes). The housing target identified by the LDP is itself based on variants of 

Welsh Government population projections for the Wrexham area. 

Local Economic Challenges 

8.12 Wrexham has a growing employment base but still faces challenges in attracting and growing its local 

business base. The longer term outlook is positive, but the area is expected to continue to face 

restructuring challenges, including the replacement of an expected 3,000 manufacturing jobs over the 

period to 2030. 

8.13 Forecasts obtained by the Council for use in the Employment Land Review study
11

 indicate that a large 

proportion of future job growth will occur in sectors that are largely centred on the Western Gateway 

area, including jobs in Health, Education, Business Support Services and Accommodation services. 

8.14 On that basis, it will be of vital importance that the Council and its partners work to maximise the 

attractiveness of the Western Gateway area for business occupiers and workers. In particular, it will be 

important that the Council and its partners strive to overcome any obstacles or constraints to 

additional business investment and expansion occurring in the Western Gateway area.  

                                                             
10

 http://www.wrexham.gov.uk/english/planning_portal/plan_policy/local_development_plan_new.htm 
11 http://www.wrexham.gov.uk/assets/pdfs/planning/ldp2/march_2015/employment_land_review_exec_summary.pdf 
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