
831428
Text Box
Cyf / ID: 2919


















HORIZON COMMERCIAL 
 

HORIZON COMMERCIAL 
Page 1 of 4 

 

CYNLLUN DATBLYGU LLEOL AR Y CYD ADNAU YNYS MÔN A GWYNEDD 2011-2026 
ANGLESEY AND GWYNEDD DEPOSIT JOINT LOCAL DEVELOPMENT PLAN 2011-2026 

 
HORIZON NUCLEAR POWER WYLFA LIMITED REPRESENTATIONS TO FOCUSSED CHANGES (APRIL 

2016) 
 

 
a) Introduction 
 

1.1 Horizon Nuclear Power Wylfa Limited (“Horizon”) welcomes the opportunity to comment on 
the Isle of Anglesey County Council and Gwynedd Council (“Councils”) Joint Local 
Development Plan (“JLDP“) Focussed Changes (February 2016). 
 

1.2 The publication of the Focussed Changes follows earlier consultation on the Deposit Draft JLDP 
in March 2015 where Horizon made representations that included a number of important and 
fundamental proposed changes to the JLDP. 
 

1.3 Horizon is also aware that the Councils have submitted the JLDP to the Welsh Government 
and Planning Inspectorate for Public Examination.  
 

1.4 Horizon is advancing proposals for the construction and operation of a new nuclear power 
station at Wylfa (“Wylfa Newydd”). As outlined in Horizon’s representations to the Deposit 
Draft JLDP, Wylfa Newydd and the associated development (“Wylfa Newydd Project” or 
“Project”) is likely to be one of the biggest, if not the biggest, energy investment in Wales. 
Horizon is therefore fully invested in the future of Anglesey and welcomes continued dialogue 
with the Councils as part of the latest JLDP consultation. 
 

1.5 Accordingly, please find enclosed a table of representations entitled ‘Additional Specific 
Representations to Focussed Changes’ setting out Horizon’s detailed comments to the 
Focussed Changes. 
  

1.6 Horizon has agreed with the Councils that given the format of the Focussed Changes, its 
representations are provided in tabular form for ease of reference against Horizon’s 
representations on the Deposit Draft JLDP. 
 

1.7 Horizon’s representations have particular regard to the Government’s requirements relating 
to soundness and legal compliance, further emphasised in national planning policy as set out 
in Planning Policy Wales  (Edition 8, 2016) (“PPW“). The accompanying table provides 
Horizon’s detailed comments, sets out whether Horizon considers that the Focussed Changes 
meet the soundness tests, and makes recommendations including, where appropriate, 
proposed changes to the JLDP.   

 
b) Representations to the JLDP Focussed Changes 

 
1.8 Horizon is pleased that a number of its proposed changes to the Deposit Draft JLDP have been 

incorporated into the Focussed Changes which seeks to strengthen support in the JLDP for the 
Wylfa Newydd Project. Horizon considers this to be a positive move, particularly as Wylfa is 
identified within the National Infrastructure Plan 2014 (published December 2014) as a ‘Top 
40 priority infrastructure investments’ energy project in the UK. It is crucial therefore that the 
JLDP recognises and reinforces the importance of the Wylfa Newydd Project.   
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1.8 Horizon is concerned however that the Wylfa Newydd specific policies it proposed to the 
Deposit Draft JLDP have been rejected by the Councils and have not been incorporated as part 
of the Focussed Changes. A copy of the proposed Wylfa Newydd specific policies, which are 
proposed to sit beneath draft Policy PS9, are provided at Appendix of this note for ease of 
reference. 

 
1.9 Horizon considers that the magnitude, timing (the duration of the Project) and national 

context of the Wylfa Newydd Project justifies the need for a clear suite of Wylfa Newydd 
specific policies enshrined in the Development Plan, rather than any Wylfa specific 
Supplementary Planning Guidance alone, to recognise the unique status of the Project. 
 

1.10 Horizon considers that the emerging JLDP (as amended by the Focussed Changes) does not 
provide a sufficiently clear policy framework to support and provide the necessary control for 
significant elements of the Wylfa Newydd Project.  It is critical that there is a clear suite of 
policies against which the Councils can determine applications where they are the decision 
maker and make representations where they are a consultee, i.e. for the DCO. It is particularly 
important that the policies perform this joint role given the emerging changes in the draft 
Wales Bill, which are now likely to include the option to combine the consenting process for 
associated development for major electricity generating projects (over 350MW) in Wales 
within the DCO regime. 

 
1.11 As Horizon explained in its original representations to the Deposit Draft JLDP, in Wales the 

consent regime for Nationally Significant Infrastructure Projects (“NSIP’s”) operates alongside 
the town and country planning regime. While Wylfa Newydd itself will therefore be 
determined under the Planning Act 2008, a significant amount of development will need to 
come forward under the Town and Country Planning Act 1990 (as amended) (“TCPA”) as 
associated development in connection with the Project (or through the DCO if the changes 
currently proposed through the draft Wales Bill come into effect).  
 

1.12 Crucially, Horizon anticipates the need for TCPA applications for associated development to 
be consented early will become increasingly necessary. This is because examining authorities 
for Welsh DCO’s continue to put increasing pressure on developers to have their TCPA 
applications approved by the time of DCO examination to provide certainty and to ensure that 
there is no impediment for bringing forward such important and significant infrastructure 
projects. It is critical therefore that the JLDP provides the appropriate planning policy 
framework so as not to create a barrier or unnecessary hurdles for applications for associated 
development proposed in connection with the Project.  

 
1.11 For those reasons, Horizon strongly urges the Councils to reconsider incorporating the 

proposed Wylfa Newydd specific policies as part of the JLDP. Incorporating the proposed 
Wylfa Newydd specific policies provides an opportunity for those policies to clarify, where 
appropriate, where the Wylfa Newydd specific policies carry greater weight or create 
exceptions to other policies in the JLDP while still providing a robust assessment framework.   

 
1.12 As currently drafted however, Horizon considers the draft JLDP policies to be insufficiently 

flexible and lacking the clarity required by planning policies to appropriately assess planning 
application proposals for associated development.  As currently drafted it is for the reader to 
wade through a significant number of policies to ‘pick out’ and appropriately balance those 
elements that are appropriate for assessing development at Wylfa Newydd. This significantly 
affects the ability of the policies to be easily interpreted, particularly by members of the 
public, and undermines their effectiveness. 



HORIZON COMMERCIAL 
 

HORIZON COMMERCIAL 
Page 3 of 4 

 

 
1.13 Horizon made it clear that its representations to the Deposit Draft JLDP were based on those 

Wylfa Newydd site specific policies being incorporated into the future JLDP. It therefore 
reserved its right to make further representations/comments to any future consultation such 
as these Focussed Changes if that was not accepted. This meant that it was able to take a 
lighter touch approach to commenting on the remainder of the Deposit Draft JLDP on the 
basis that the Wylfa Newydd specific policies would establish the primary relevant policies for 
the Project.  

 
1.14 It was for those reason that Horizon’s representations for the JLDP did not comment in any 

detail (nor seek specific amendments) on a number of other policies, which would in the 
absence of Wylfa Newydd site specific policies, form the policy context for the Project.  

 
1.15 As the Focussed Changes do not incorporate the Wylfa Newydd site specific policies proposed 

in Horizon’s representations to the Deposit Draft JLDP, the enclosed table now proposes 
specific and fundamental changes to a number of policies including: ISA2, ISA3, ISA5, ARNA1, 
CYF1, CYF2, CYF4, PS12, MAN6, Chapter 7.4, TAI2, TIA3, PS14, PS16 and MWYN9. While 
Horizon remains of the view that the inclusion of Wylfa Newydd site specific policies is the 
most robust way forward, in the event the Councils do not do so it is crucial that the JLDP is 
further amended so that there is a clear distinction between those policies that relate to 
general application proposals and those that relate to the Wylfa Newydd Project (associated 
development in particular) to ensure that the JLDP is sufficiently flexible and that there is a 
clear mechanism for implementing JLDP policies in relation to the Project. To that end, Horizon 
now makes representations that some policies should specifically exclude the Wylfa Newydd 
Project where they are potentially too restrictive if applied to associated development 
proposed in connection with the Project.  In these cases, Horizon have proposed alternative 
wording which would be more appropriate to apply to the primarily temporary and bespoke 
associated development uses proposed as part of the Project. 

 
c) Soundness Test 

 
1.16 PPW  stresses the need for Local Development Plans (LDP’s) to meet the three soundness 

tests which comprise: 
 

 Does the plan fit? (i.e. is it clear that the LDP is consistent with the other plans?) 
 Is the plan appropriate? (i.e. is the plan appropriate for the area in the light of the 

evidence?) 
 Will the plan deliver? (i.e. is it likely to be effective?) 

 
1.17 The Deposit Draft JLDP set out ten criteria for assessing soundness, which Horizon assumes 

also apply to the Focussed Changes.  These are referred to, in summary and where relevant, 
in the accompanying table of representations. 

 
1.18 In its current form, Horizon does not consider that the JLDP meets the soundness tests 

because: 
 

 The policies do not create a coherent framework of policies in respect of associated 
development that will be promoted in connection with the Wylfa Newydd Project and is 
at odds with the Planning and Compulsory Purchase Act 2004. The JLDP does not 
therefore meet the “Does the plan fit?” soundness test (soundness test CE1 of the 
Deposit Draft JLDP). 



HORIZON COMMERCIAL 
 

HORIZON COMMERCIAL 
Page 4 of 4 

 

 
 The policies are not realistic or appropriate having considered relevant alternatives and 

could constrain the ability of the plan to adapt to changes in the number and type of 
major infrastructure projects associated with the Wylfa Newydd Project. The JLDP 
therefore fails to meet the “Is the Plan appropriate?” soundness test (soundness test 
CE2 in the Deposit Draft JLDP). 
 

 The JLDP is insufficiently flexible to appropriately provide for associated development. In 
order for the JLDP to be effective, Horizon considers it fundamental that the JLDP 
include Wylfa Newydd specific policies as proposed at the Deposit stage. In the absence 
of such specific policies, further focussed changes are required to other relevant policies 
to ensure that they are fit for purpose for determining applications for associated 
development proposed in connection with the Project and for providing consultation 
responses in relation to the DCO application.  

 
1.19 As currently drafted, Horizon considers that the draft JLDP does not meet the three soundness 

tests and does not therefore provide the appropriate and necessary planning policy 
framework for the Wylfa Newydd Project.  

 
1.20 Horizon urges the Councils to incorporate the Wylfa Newydd site specific policies and  

proposed changes to ensure that there is a clear planning policy framework so as to help 
realise (and not create a barrier to) the very urgent need for new nuclear power generation 
in the UK.  
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 JLDP Policy  Paragraph ref Consultation responses 

 

Specific amendments sought Previous Representation Addressed by Focused Changes? and 

Further Specific Amendments Sought 

Development – 

Sustainable 

Living 

one implemented or is it permissible for no options to be 

implemented if evidence is presented showing that none of 

the options is feasible? It would be beneficial to reword this 

policy so that the particular obligation(s) are identified more 

clearly.  

imposes on developers in relation to the "Potential Options" and 

suggest that it would be beneficial for this policy to be reworded so 

that the particular obligation(s) are identified more clearly. 

This change is required to make the Plan clear and effective in terms 

of the soundness tests in PPW.   

26.  Chapter 7 

Managing 

growth and 

Development – 

Sustainable 

Living 

Policy ARNA1: ‘Costal 

Change Management Area’ 

Rather than seek for specific amendments to policy ARNA1 

which seek to exclude application of this policy from the 

marine located associated development, Horizon proposes 

to rely on the Wylfa Newydd specific policies proposed 

below which would be the relevant policies against which 

to determine associated development applications.  For this 

reason Horizon is not proposing specific exclusion to its 

associated development from these policies.  

- No – Horizon still considers it fundamental that the Plan include 

specific policies for the Wylfa Newydd Project in order for the Plan to 

be effective and appropriate and meet the soundness tests in PPW.   

As the Focussed Changes do not include specific policies for the 

Wylfa Newydd Project (see representations in the table below), further 

focussed changes are required to the other relevant policies to make 

sure that they are fit for purpose for determining applications for 

associated development coming forward as part of the Project and for 

providing consultation responses in relation to the DCO application. 

If these Wylfa Newydd specific policies are not to be incorporated 

then Horizon considers it imperative that Policy ARNA1 be reworded 

in order to specifically exclude the application of this policy from the 

Wylfa Newydd marine located associated development.  

If a Wylfa Newydd specific policy is not supported, Horizon therefore 

proposes the following amendments in order to make the Plan sound: 

Horizon suggests that Policy ARNA1 is amended to add essential 

infrastructure associated with the Wylfa Newydd Project to the list of 

development that will be permitted in the CChMA, subject to a TAN 

15 compliant Flood Consequences Assessment. 

 Add a new bullet paragraph 11 under existing paragraph 10: 

“Essential infrastructure, including marine located associated 

development, delivered in connection with the Wylfa Newydd 

Project, provided  that  there  are  clear  plans  to  manage  the  impact  

of  coastal change on   it,   and   that   it   will   not   have   an   adverse   

impact   on   rates   of  coastal change elsewhere, taking into account 

mitigation.” 

27.  Chapter 7 

Managing 

growth and 

Development – 

Economy and 

regeneration 

Paragraphs 7.3.1-7.3.17 Horizon considers that the clarity of these paragraphs could 

be improved, particularly what is meant by the distinction 

between "major infrastructure projects" and nationally 

significant infrastructure projects as defined by the Planning 

Act 2008. 

The chapter varies between being written for general 

application to "major infrastructure projects"; and being 

written specifically about the Wylfa Newydd Project.  This: 

 creates confusion as to the relevant policies for the 

Project ; and  

Amend paragraphs to read: 

7.3.1 Context 

• The UK has a legally binding target to cut emissions by 80% by 

2050, with an interim target of at least 34% below base year levels 

by 2020 (Climate Change Act 2008) 

• A key aim of national policy is to improve the country's energy 

security 

• National Policy Statements establish the need for particular 

Nationally Significant Infrastructure Projects (NSIP), including 

specifically for power generation 

No – Whilst some amendments have been made to the wording of 

these paragraphs (Focused Change Ref: NF 40 and NF 42), it is 

still considered that all the proposed changes suggested in 

Horizon’s previous representations, as shown in the cell to the left, 

need to be incorporated.  

The chapter still varies between being written for general application 

to "major infrastructure projects"; and being written specifically about 

the Wylfa Newydd Project.  It is still considered that this: 

 creates confusion as to the relevant policies for the Project ; and  

 constrains the flexibility of the Plan to adapt to changes in the 

number and type of major infrastructure projects in the area. 
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 JLDP Policy  Paragraph ref Consultation responses 

 

Specific amendments sought Previous Representation Addressed by Focused Changes? and 

Further Specific Amendments Sought 

 constrains the  flexibility of the Plan to adapt to changes 

in the number and type of major infrastructure projects 

in the area. 

Finally Horizon notes there are inconsistencies in the 

drafting of this chapter compared with other chapters; some 

Explanatory text and policy includes clauses drafted 

exclusively for pre-adoption (i.e. deposit) version of the 

Plan (and which will therefore expire on adoption) and 

others include clauses for pre-adoption, application and 

post-construction.  This needs to be reviewed and 

standardised to avoid confusion in interpretation. 

Additionally: 

 General: minor errors in the description of the NSIP 

regime in these paragraphs should also be corrected. 

 General: As noted in representations above, these 

paragraphs too must accurately refer "associated 

development" rather than the number of other terms 

used (i.e. "ancillary development", "related 

development", "induced development"). 

 

• A site adjacent to Wylfa has been selected by the UK Government 

as a potentially suitable site for construction of a new nuclear power 

station. This forms an NSIP, as does the separate national grid NSIP 

to provide transmission lines from the new nuclear power station.  

• These known nationally significant infrastructure projects could 

have major infrastructure implications for the Plan area in the form 

of new electricity transmission lines and associated development 

Introduction 

7.3.2 Major Infrastructure Projects NSIPs are large‐scale projects of 

national importance such as new trunk roads, airports, ports, power 

stations (including nuclear), electricity transmission lines, waste 

water treatment works and chemical works. 

7.3.3 For the purpose of the Plan, Major Infrastructure Projects 

include those as defined as Nationally Significant Infrastructure 

Projects in the Planning Act 2008. 

7.3.4 The approval process for a development consent order (being 

the form of consent for an NSIP) is set out in paragraphs 3.7 – 3.10.  

As noted in those paragraphs while the decision maker for a 

development consent order is the relevant Applications for 

Development Consent Orders for Nationally Significant 

Infrastructure Projects are examined by the Planning Inspectorate 

with the final decision to grant or refuse permission being made by 

Secretary of State (following examination and recommendation by 

the Planning Inspectorate) for Energy and Climate Change., Llocal 

authorities or other statutory bodies (such as the MMO) would be 

remain the decision maker for associated or related development not 

included within the main Development Consent Orders application., 

and national policy will be a material consideration as appropriate. 

Where aAssociated or ancillary development is related to the 

construction or operation of a Nationally Significant Infrastructure 

Project, these proposals in respect of the Wylfa Newydd Project (for 

example, offsite construction workers accommodation, logistic 

centres, and park and ride facilities) will be considered under 

Strategic Policyies PS8 and PS9 and WNP1, WNP2, WNP3 and 

WNP4, as well as other relevant policies in the Plan. Associated 

development in relation to NSIPs other than the Wylfa Newydd 

Project or other major infrastructure projects to be determined by the 

Councils will be considered under Strategic Policy PS8. 

7.3.5 The Planning Inspectorate will examine applications for new 

Nationally Significant Infrastructure Projects development, using the 

criteria on national need, benefits and impacts as set out in relevant 

policy. For energy infrastructure this will include the relevant 

National Policy Statements for Energy Infrastructure (EN-1- 6). In 

accordance with the National Policy Statements, the Planning 

Inspectorate may also consider other matters that are important and 

relevant to its decisions, including this Plan as the existing land use 

development plan, this Plan when it carries sufficient weight as a 

material planning consideration or the Plan is adopted, the Anglesey 

Energy Island Programme, Destination Management Plans, Single 

Integrated Plan, New Nuclear Build Supplementary Planning 

Horizon notes there are still some references to the “existing land use 

development plan” and “this plan”. Once the Joint Local Development 

Plan is adopted it will replace the Gwynedd Structure Plan (1993) and 

Anglesey Local Plan (1996). It is therefore considered that references 

to the “existing land use development plan” could give rise to 

confusion.  

If it is not accepted that specific Wylfa Newydd policies should be 

included in the Plan, then references in our proposed text to policies 

WNP1, WNP2, WNP3 and WNP4 should be removed accordingly and 

reference will need to be made to the other policies in the Plan which 

are relevant to the Wylfa Newydd Project. 

It is considered that these changes are required to make the Plan 

appropriate and effective in terms of the soundness tests in PPW. 

Focused Change Ref: NF 40 relates to paragraphs 7.3.1 - 7.3.9 and has 

incorporated several of Horizon’s previous recommendations, 

clarifying which authorities will determine the DCO application for 

NSIPs and “associated development” and under existing legislation. 

However, given the progression of the Wales Bill, it is considered that 

paragraphs 7.3.3 and 7.3.4 should be amended to explain the likely 

impact this Bill will have upon the Planning Act 2008 regime and the 

determination of “associated development” as part of DCO 

applications.       

Focused Change Ref: NF 42 concerns paragraphs 7.3.10 - 7.3.19.  

Horizon consider that a number of changes are required to the new 

wording for clarity and in order to make the plan fit and to be 

appropriate and effective.  Both the wording “linked to the Project” 

and “fully realised” could be misinterpreted and the proposed wording 

is considered to be much clearer. It is also considered that the wording 

of paragraph 7.3.11 should be amended to clarify the likely impact the 

Wales Bill will have upon the Planning Act 2008 regime and the 

determination of “associated development”.  

 

Amend wording of paragraphs 7.3.1 – 7.3.18 (as numbered in Focused 

Changes) as follows: 

“7.3.1 Context  

• The UK has a legally binding target to cut emissions by 80% by 2050, 

with an interim target of at least 34% below base year levels by 2020 

(Climate Change Act 2008)  

• A key aim of national policy is to improve the country’s energy 

security  

• National Policy Statements establish the need for particular 

Nationally Significant Infrastructure Projects (NSIPs – as defined by 

the Planning Act 2008), including specifically for power generation.  

• A site adjacent to Wylfa has been selected by the UK Government as 

a potentially suitable site for construction of a new nuclear power 

station. Such a project would be an NSIP, as would be the separate 
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 JLDP Policy  Paragraph ref Consultation responses 

 

Specific amendments sought Previous Representation Addressed by Focused Changes? and 

Further Specific Amendments Sought 

Guidance and other relevant documents. In terms of a Development 

Consent Order application, a local authority's role is largely 

discretionary under the Planning Act 2008; however they will be 

invited to assess the adequacy of consultation and local impacts and 

report on these to the Planning Inspectorate in a Local Impact Report. 

The Local Authority is also a statutory consultee where .Similarly 

applications may be made to other organisations statutory bodies 

such as for a jetty the Marine Management Organisation, where the 

Local Authority is also a statutory consultee. In Wales the local 

planning authorities are the determining authorities for any 

development associated with the Development Consent Order 

application, for example, construction workers accommodation, 

logistic centres, and park and ride facilities. 

7.3.6 Through the Anglesey Energy Island Programme, the Councils' 

Strategic/ Corporate Plans and the Anglesey and Gwynedd Single 

Integrated Plan, the Councils and their partners acknowledge the 

likely significant economic opportunities deriving from the Wylfa 

Newydd Project. Chapter 3 of the Plan provides a link to the New 

Nuclear Build at Wylfa Supplementary Planning Guidance, which 

sets out the Isle of Anglesey County Council's vision in relation to 

this Project. This section of the Plan deals with associated 

developments to the Wylfa Newydd Project (PS9) and associated 

development for other NSIPS and other   that are associated with 

Major Projects (PS8) where either the Isle of Anglesey County 

Council or Gwynedd Council or another statutory bodies is the 

determining planning authority on planning for the associated 

development applications. It is also applicable to Nationally 

Significant Infrastructure Projects (such as the proposed Wylfa 

Newydd), where the Secretary of State makes the decision as well as 

other applications to other agencies (such as to the Marine 

Management Organisation for a wharf), where the Council is a 

statutory consultee. 

7.3.7 Although the Councils are not the consenting authorities for 

Major Infrastructure ProjectsNSIPs, it is considered important to 

explain their approach as a planning authority when consulted upon 

with a Development Consent Order application. They will also 

ensure that related associated development conforms with the 

relevant policies and strategies included in this Plan, when it is 

adopted. In the period before the Plan is adopted or before weight 

can be given to the policies as material planning consideration the 

Isle of Anglesey County Council will ensure that development 

associated with Wylfa Newydd reflects policies included in the 

current Development Plan, the Stopped Unitary Development Plan, 

national planning policies and the New Nuclear Build at Wylfa 

Supplementary Planning Guidance. Whether in their role as decision 

makers, or as consultees for applications to other bodies the Councils 

will seek to secure delivery on their key priorities as set out in their 

Single Integrated Plan, Strategic Plans and any other relevant plan or 

programme. 

7.3.8 There are currently two proposed Nationally Significant 

Infrastructure Projects at the pre-application stage which are located 

within the Plan area: 

National Grid proposal to provide transmission lines from the new 

nuclear station.  

• These NSIPs could have major infrastructure implications for the 

Plan. area in the form of new electricity transmission lines and 

associated development 

 

Introduction 

7.3.2 NSIPs are large-scale projects of national importance such as 

new trunk roads, airports, ports, power stations (including nuclear), 

electricity transmission lines, waste water treatment works and 

chemical works as defined in the Planning Act 2008. 

 

7.3.3 The approval process for a development consent order (being 

the form of consent for NSIP) is set out in paragraphs 3.7 – 3.10. As 

noted in those paragraphs while the decision maker for development 

consent order is the relevant Secretary of State (following examination 

and recommendation by the Planning Inspectorate) local authorities 

or other statutory bodies (such as the MMO) are the decision maker 

for associated or related development not included within the main 

Development Consent Orders application, and national policy will be 

a material consideration as appropriate. Where associated or 

ancillary development is related to the construction or operation of a 

NSIP, these proposals in respect of the Wylfa Newydd Project (for 

example, Temporary Construction Workers Accommodation, 

logistic centres, and park and ride facilities) will be considered under 

Strategic Policies PS8 and Policy PS9, WNP1, WNP2, WNP3 and 

WNP4, as well as other relevant policies in the Plan. Associated 

development in relation to NSIPs other than the Wylfa Newydd 

Project or other major infrastructure projects to be determined by 

the Councils will be considered under Strategic Policy PS8. 

 

7.3.4 The Planning Inspectorate will examine applications for new 

Nationally Significant Infrastructure Projects development, using the 

criteria of national need, benefits and impacts as set out in relevant 

policy. For energy infrastructure this will include the relevant 

National Policy Statements for Energy Infrastructure (EN-1- 6).The 

energy NPSs set out national policy against which proposals for major 

energy projects will be assessed and examined by the Planning 

Inspectorate. In accordance with the National Policy Statements, the 

Planning Inspectorate may also consider other matters that are 

important and relevant to its decisions, including this Plan as the 

existing land use development plan, this Plan when it carries sufficient 

weight as a material planning consideration or the Plan is adopted, 

the Anglesey Energy Island Programme, Destination Management 

Plans, Single Integrated Plan, New Nuclear Build Supplementary 

Planning Guidance and other relevant documents. In terms of a 

Development Consent Order application, a local authority’s role is 

set out in the Planning Act 2008; they will be invited to assess the 

adequacy of consultation and local impacts and report on these to the 

Planning Inspectorate in a Local Impact Report. The Local Authority 

is also a statutory consultee where Similarly applications may be 

made to other statutory bodies. In Wales the local planning authorities 

are the determining authorities for any development associated with 
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i. A new nuclear power station near to Wylfa, Wylfa Newydd, 

proposed by Horizon Nuclear Power, as identified in the National 

Policy Statement for Nuclear Power Generation (EN‐6); 

ii. Improvements/ new National Grid Transmission Lines connecting 

the proposed Wylfa Newydd with Pentir and beyond proposed by 

National Grid. 

7.3.9 On the basis of the information currently available it is clear 

that these Projects will be significant developments with numerous 

significant impacts, some positive whilst others could be negative. It 

is currently anticipated that the Wylfa Newydd construction period 

will be around 12 years, with around 8,500 construction workers 

during the peak construction periods (although it is recognised that 

the Project is still undergoing detailed design). There will be 

significant HGV movement during the construction period, 

especially along the A55 and A5025. After construction it is foreseen 

that Wylfa Newydd will employ a workforce of around 1,000. The 

requirement for construction workers' accommodation is a matter 

that the Isle of Anglesey County Council has given detailed 

consideration. An sudden influx of workers is expected during the 

construction period. It is considered important that the Plan 

anticipated and provides and appropriate policy framework within 

which to provide this accommodation is consistent with the general 

objectives of the Plan and that it won't prejudice the spatial strategy. 

It is anticipated that the workforce will be accommodated via various 

means, private housing units to buy or rent, holiday accommodation 

and purpose built holiday accommodation provided by Horizon or 

through a third party. Further information regarding this viewpoint 

is given in http://www.anglesey.gov.uk/business/energy-

island/energy-island-news/wylfa‐nuclear-new-build-construction‐
workers‐accomodation‐position-

statement/114494.article?redirect=false and in the New Nuclear 

Build at Wylfa Supplementary Planning Guidance 

http://www.anglesey.gov.uk/Journals/2014/08/11/q/k/h/Wylfa-

NNB-SPG- Adopted‐July‐2014.pdf 

7.3.10 It is important that the emerging Plan sets out a policy 

framework to assist the Councils to assess and respond to NSIPMajor 

Infrastructure Projects proposals coming forward, including for 

example: 

i. providing advice to inform project promoters during the 

development of their proposals for consultation and project 

development; 

ii. responding to formal consultations during project development 

and on applications to other determining bodies such as Planning 

Inspectorate and the Marine Management Organisation (MMO); 

iii. suggesting appropriate requirements for inclusion in the 

Development Consent Order, and section 106 obligations and CIL 

receipts (such as Section 106 and Community Infrastructure Levy – 

if adopted); 

the Development Consent Order application, for example, 

construction workers accommodation, logistic centres, and park and 

ride facilities. 

 

7.3.5 The scale and impact of NSIPs will be mitigated through an 

appropriate package of planning permission conditions, section 106 

agreements, highway agreements and CIL receipts (if a CIL charging 

schedule is implemented). This package will be negotiated as part of 

the planning process. 

 

7.3.6 In addition the Councils will encourage developers to consider 

a community benefits proposal for host communities to recognise 
may require packages of community benefits to be provided by the 

developer to offset and compensate the community for the burden 

imposed by hosting a project. The Councils would like to see any such 

fund will be used to off-set the burden on the locality, and would 

identify identifying potential legacy uses, including transport, social, 

economic and community infrastructure which would benefit the 

community in the long term.  

 

7.3.7 The Councils note such voluntary Ccommunity benefits may 

be sought could be provided through the provisions of the Local 

Government Acts, the Planning Acts, or other legislation, or 

alternatively through voluntary agreement with the project provider, 

or in accordance with an industry protocol.  

7.3.8 The Councils recognise that Ccommunity benefits contributions 

are monetary payments from a developer for the benefit of 

communities hosting a development. Community benefits 

contributions are separate and distinct from the planning process. 

They are not a material consideration which can be taken into account 

in determining whether to grant consent or to respond positively or 

otherwise to a consultation request. Any payment made is not designed 

to cover the direct effects of the development and they cannot properly 

be judged to be necessary to make a development acceptable in 

planning terms. 

7.3.9 There are currently two proposed NSIPs at the pre-application 

stage which are located within the Plan area: 

i. A new nuclear power station near to Wylfa, Wylfa Newydd, 

proposed by Horizon Nuclear Power, as identified in the 

National Policy Statement for Nuclear Power Generation 

(EN-6); 

ii. Improvements/ new National Grid Transmission Lines 

connecting the proposed Wylfa Newydd with Pentir and 

beyond proposed by National Grid. 

7.3.10 7.3.9 It is important that the Plan sets out a policy framework 

to assist the Councils to assess and respond to NSIPs proposals 

coming forward, including for example: 

i. providing advice to inform project promoters during the 

development of their proposals for consultation and project 

development;  

http://www.anglesey.gov.uk/business/energy-island/energy-island-news/wylfa‐nuclear-new-build-construction‐workers‐accomodation‐position-statement/114494.article?redirect=false
http://www.anglesey.gov.uk/business/energy-island/energy-island-news/wylfa‐nuclear-new-build-construction‐workers‐accomodation‐position-statement/114494.article?redirect=false
http://www.anglesey.gov.uk/business/energy-island/energy-island-news/wylfa‐nuclear-new-build-construction‐workers‐accomodation‐position-statement/114494.article?redirect=false
http://www.anglesey.gov.uk/business/energy-island/energy-island-news/wylfa‐nuclear-new-build-construction‐workers‐accomodation‐position-statement/114494.article?redirect=false
http://www.anglesey.gov.uk/Journals/2014/08/11/q/k/h/Wylfa-NNB-SPG-
http://www.anglesey.gov.uk/Journals/2014/08/11/q/k/h/Wylfa-NNB-SPG-
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iv. determining applications for associated, ancillary or related 

development outside the Development Consent Order;  

v. assessing the adequacy of consultation, 

vi. assessing the impacts of the project both positive and negative in 

the Local Impact Report that Planning Inspectorate will invite the 

Council(s) to submit after the application for any Development 

Consent Order is submitted, 

vii. making representations as part of the formal examination of the 

Development Consent Order by the Planning Inspectorate, 

viii. in determining any approvals subsequent to consent (including 

planning permission 'conditions'), and in discharging functions as the 

enforcing authority. 

7.3.11 It is anticipated that accommodation will be required for a 

substantial number of construction workers employed during the 

construction period of Wylfa Newydd. It is also anticipated that land 

will be required in relation to the Wylfa Newydd Pproject, e.g. site(s) 

for offices, short stay accommodation and other purposes related to 

logistics, storage and off-site fabrication. Mitigation of the impacts 

of the project would be optimised if such development were located 

in accordance with the Plan's Spatial Strategy as set out in Chapter 6 

and other relevant policies included in the Plan, depending on the 

type of use, in order to be consistent with the principle of sustainable 

development. Locating this development will be done in accordance 

with policies WNP1, WNP2, and WNP3. 

7.3.12 The Councils' position is that accommodation for the transient 

temporary construction workers should as far as possible be provided 

within or adjacent to the development boundaries of the Centres 

identified in the Plan's Settlement Hierarchy, in locations that relate 

well to the main transport routes and transport modes, especially the 

railway. They should also contribute towards sustainable 

regeneration programmes and support the vitality and viability of 

town centres. Project promoters should consider re‐using existing 

buildings where feasible. The Councils also consider that the 

potential for after use of sites used initially for construction workers 

accommodation or any other temporary use of land should be 

considered at the planning and design stage, e.g. laying out of sites 

at the outset so that they are capable of beneficial after use, 

construction of permanent buildings capable of being adapted for 

future community or commercial use. All Appropriate proposed 

legacy uses must will be assessed for their compliance with relevant 

policies in the comply with this Plan. Potential legacy uses include 

serviced plots for affordable housing, elderly or special needs 

accommodation, student accommodation, offices or hotels, or 

buildings that can be refurbished for similar uses. If the project 

promoter and the Council agree that an after use is not feasible, 

structures or buildings should be removed and the land reinstated to 

the satisfaction of the Local Planning Authority within a specific 

period of time which would be controlled by planning condition. 

ii. responding to formal consultations during project 

development and on applications to other determining 

bodies such as the Planning Inspectorate and the Marine 

Management Organisation (MMO);  

iii. suggesting appropriate requirements for inclusion in the 

Development Consent Order and obligations (such as 

Section 106 and Community Infrastructure Levy – if 

adopted); 

iv. determining applications for associated, ancillary or 

related development outside the Development Consent 

Order;  

v. commenting on the adequacy of consultation, 

v. assessing the impacts of the project both positive and 

negative in the Local Impact Report that Planning 

Inspectorate will invite the Council(s) to submit after the 

application for any Development Consent Order is 

submitted, 

vi. making representations as part of the formal examination of 

the Development Consent Order by the Planning 

Inspectorate,  

vii. in determining any approvals subsequent to consent 

(including planning permission ‘conditions’), and in 

discharging functions as the enforcing authority. 

 

7.3.11 7.3.10 Strategic Policy PS8 is an overarching policy relating 

to any associated development in relation to NSIPs other than the 

Wylfa Newydd Project or other major infrastructure projects to be 

determined by the Councils. applications for a NSIP (other than 

Wylfa Newydd) or for development proposals associated with or 

ancillary to such an NSIP application  whether determined by the 

Secretary of State, the Isle of Anglesey County Council, Gwynedd 

Council or any other agency. Strategic Policy PS8 does not relate to 

any NSIP application for development at Wylfa Newydd, or 

development proposals associated with or ancillary to that 

application. Strategic Policy PS9 applies to the proposed Wylfa 

Newydd Project including development associated with it. 

7.3.12 7.3.11 Through the Anglesey Energy Island Programme, the 

Councils’ Strategic/ Corporate Plans and the Anglesey and Gwynedd 

Single Integrated Plan, the Councils and their partners acknowledge 

the likely significant economic opportunities deriving from the Wylfa 

Newydd Project. Chapter 3 of the Plan provides a link to the New 

Nuclear Build at Wylfa Supplementary Planning Guidance, which sets 

out the Isle of Anglesey County Council’s supplementary advice on 

important local direct or indirect matters in relation to this Project 

and its response to national and local policy and strategies in the 

context of the vision in relation to this Project. This section of the 

Plan deals with associated the proposed Wylfa Newydd Project 

including developments to the Wylfa Newydd Project (PS9) and 

associated development for other NSIPs and other Major Projects 

(PS8) that are associated with it where either the Isle of Anglesey 

County Council or Gwynedd Council is the determining planning 

authority on planning for the associated development applications. 

Currently it is the Planning Act 2008 regime in Wales requires that 

“associated development” be determined under the Town and 

Country Planning Act 1990 by the local planning authority. 
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7.3.13 The scale and impact of Major Infrastructure Projects NSIPs 

will be mitigated through may require an appropriate and 

comprehensive package of planning permission conditions, section 

106 agreements and CIL receipts (if a CIL charging schedule is 

implemented) developer contributions to mitigate and compensate 

for any new and increased levels of impact and harm. This package 

These contributions will be negotiated as part of the planning 

process, including through section 106 agreements and the 

Community Infrastructure Levy if this is implemented. 

7.3.14 In addition the Councils will encourage developers to consider 

a community benefits proposal for host communities to recognise 

may require packages of community benefits to be provided by the 

developer to offset and compensate the community for the burden 

imposed by hosting a project. The Councils would like to see aAny 

such fund will be used to off-set the burden on the locality, and would 

identifying potential legacy uses, including transport, social, 

economic and community infrastructure which would benefit the 

community in the long term. 

7.3.15 The Councils note such voluntary cCommunity benefits may 

be sought could be provided through the provisions of the Local 

Government Acts, the Planning Acts, or other legislation, or 

alternatively through voluntary agreement with the project provider, 

or in accordance with an industry protocol. 

7.3.16 The Councils recognise that cCommunity benefits 

contributions are monetary payments from a developer for the 

benefit of communities hosting a development. Community benefits 

contributions are separate and distinct from the planning process. 

They are not a material consideration which can be taken into 

account in determining whether to grant consent or to respond 

positively or otherwise to a consultation request. Any payment made 

is not designed to cover the direct effects of the development and 

they cannot properly be judged to be necessary to make a 

development acceptable in planning terms 

7.3.17 Strategic Policy PS8 is an overarching policy relating to all 

associated development in relation to NSIPs other than the Wylfa 

Newydd Project or other major infrastructure projects to be 

determined by the Councils.Major Infrastructure Projects whether 

determined by the Secretary of State, the Isle of Anglesey County 

Council, Gwynedd Council or any other agency. Strategic Policy 

PS9 applies to the proposed Wylfa Newydd Project new nuclear 

power station including development associated with it. The project 

level HRA should be informed by the findings and conclusions of 

the HRA: Site Report for Wylfa as well as the HRA process for the 

joint LDP 

However the Wales Bill is anticipated to allow “associated 

development” to be included in DCO applications and therefore be 

consented by the Secretary of State, along with the relevant NSIP”. 

7.3.13 7.3.12 Although the Councils are not the consenting authorities 

for the Wylfa Newydd Project Development Consent Order Major 

Infrastructure Projects NSIPs, it is considered important to explain 

their approach as a planning authority when consulted upon with a 

Development Consent Order application. They will also ensure that 

associated development not included in a DCO application conforms 

with the relevant policies and strategies included in this Plan. 

Whether in their role as decision makers, or as consultees for 

applications to other bodies the Councils will seek to secure delivery 

on their key priorities as set out in their Single Integrated Plan, 

Strategic Plans and any other relevant plan or programme. 

7.3.13 In the period before the Plan is adopted or before weight can 

be given to the policies as material planning consideration the Isle of 

Anglesey County Council will ensure that development associated 

with Wylfa Newydd reflects policies included in the current 

Development Plan, the Stopped Unitary Development Plan, national 

planning policies and the New Nuclear Build at Wylfa Supplementary 

Planning Guidance. Whether in their role as decision makers, or as 

consultees for applications to other bodies the Councils will seek to 

secure delivery on their key priorities as set out in their Single 

Integrated Plan, Strategic Plans and any other relevant plan or 

programme.  

7.3.14 The New Nuclear Build at Wylfa Supplementary Planning 

Guidance (SPG), sets out the Isle of Anglesey County Council’s 

supplementary advice on important local direct or indirect matters in 

relation to this Project and its response to national and local policy 

and strategies in the context of the Project and is an important 

material consideration in assessing planning applications for 

associated development proposed in connection with the Wylfa 

Newydd Project, to be determined by the Councils. linked to the 

Project.  

7.3.15 The New Nuclear Build at Wylfa SPG document will help the 

County Council to:  

• make robust decisions on all enabling works and associated 

development planning applications, under the Town and Country 

Planning Act 1990   

• ensure that the potential impacts of the New Nuclear Build and its 

associated developments are identified and mitigated where possible  

• ensure that the socio-economic benefits linked with the construction 

and operation of the power station are maximised fully realised. 

7.3.16 On the basis of the information currently available it is clear 

that this Project will be a significant development with numerous 

significant impacts, some potentially positive and others potentially 

negative. It is currently anticipated that the Wylfa Newydd 

construction period will be around 12 years, with around 8,500 
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construction workers during the peak construction periods (although 

it is recognised that the Project is still undergoing detailed design). 

There will be significant HGV movement during the construction 

period, especially along the A55 and A5025. After construction it is 

foreseen that Wylfa Newydd will employ a workforce of around 1,000. 

The requirement for construction workers’ accommodation is a matter 

that the Isle of Anglesey County Council has given detailed 

consideration. An influx of workers is expected during the 

construction period. It is considered important that the Plan 

anticipates and provides an appropriate policy framework within 

which to provide this accommodation is consistent with the general 

objectives of the Plan and that it won’t prejudice the spatial strategy. 

It is anticipated that the workforce will be accommodated via various 

means, including private housing units to buy or rent, holiday 

accommodation and purpose built accommodation provided by 

Horizon or through a third party. Further information regarding this 

is given in http://www.anglesey.gov.uk/business/energy-

island/energy-island-news/wylfanuclear-new-build-construction-

workers-accomodation-

positionstatement/114494.article?redirect=false  and in the New 

Nuclear Build at Wylfa Supplementary Planning Guidance 

http://www.anglesey.gov.uk/Journals/2014/08/11/q/k/h/Wylfa-NNB-

SPG-Adopted-July-2014.pdf [SR4] 

7.3.17 It is anticipated that accommodation will be required for a 

substantial number of construction workers employed during the 

construction period of Wylfa Newydd. It is also anticipated that land 

will be required in relation to the Wylfa Newydd Pproject, e.g. site(s) 

for offices, short stay accommodation and other purposes related to 

logistics, storage and off-site fabrication. Mitigation of the impacts of 

the project would be optimised if such development were located in 

accordance with the Plan's Spatial Strategy as set out in Chapter 6 

and other relevant policies included in the Plan, depending on the type 

of use, in order to be consistent with the principle of sustainable 

development. Locating this development will be done in accordance 

with policies WNP1, WNP2, and WNP3. 

7.3.18 The Councils’ position is that Temporary Construction 

Workers Accommodation (TCPA) should as far as possible be 

provided within or adjacent to the development boundaries of the 

Centres identified in the Plan’s Settlement Hierarchy, or in locations 

that relate well to the main transport routes and transport modes, 

especially the railway. They should also contribute towards 

sustainable regeneration programmes and support the vitality and 

viability of town centres. Project promoters should consider re-using 

existing buildings where feasible. The Councils also consider that the 

potential for after use of sites used initially for construction workers 

accommodation or any other temporary use of land should be 

considered at the planning and design stage, e.g. laying out of sites at 

the outset so that they are capable of beneficial after use, construction 

of permanent buildings capable of being adapted for future community 

or commercial use. Appropriate proposed legacy uses must will be 

assessed for their compliance with relevant policies in the comply 

with the relevant policies within this Plan. Potential legacy uses 

include serviced plots for affordable housing, elderly or special needs 

accommodation, student accommodation, offices or hotels, or 

http://www.anglesey.gov.uk/business/energy-island/energy-island-news/wylfanuclear-new-build-construction-workers-accomodation-positionstatement/114494.article?redirect=false
http://www.anglesey.gov.uk/business/energy-island/energy-island-news/wylfanuclear-new-build-construction-workers-accomodation-positionstatement/114494.article?redirect=false
http://www.anglesey.gov.uk/business/energy-island/energy-island-news/wylfanuclear-new-build-construction-workers-accomodation-positionstatement/114494.article?redirect=false
http://www.anglesey.gov.uk/business/energy-island/energy-island-news/wylfanuclear-new-build-construction-workers-accomodation-positionstatement/114494.article?redirect=false
http://www.anglesey.gov.uk/Journals/2014/08/11/q/k/h/Wylfa-NNB-SPG-Adopted-July-2014.pdf
http://www.anglesey.gov.uk/Journals/2014/08/11/q/k/h/Wylfa-NNB-SPG-Adopted-July-2014.pdf
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buildings that can be refurbished for similar uses. If the project 

promoter and the Council agree that an after use is not feasible, 

structures or buildings should be removed and the land reinstated to 

the satisfaction of the Local Planning Authority within a specific 

period of time which will be controlled by planning condition.” 

28.  Chapter 7 

Managing 

growth and 

Development – 

Economy and 

regeneration 

Policy PS8: ‘Nationally 

Significant Infrastructure 

Projects and Associated 

Developments’ 

Horizon's representations seek to clarify that it is PS9 which 

applies to the Wylfa Newydd Project rather than a mix of 

PS8 and PS9.  Having excluded PS8 from the policy 

framework for the Wylfa Newydd Project Horizon does not 

therefore comment specifically on PS8 except to note that 

any changes made to PS9 (in accordance with its 

representations below) may be usefully carried through to 

PS8 for consistency.  

- Yes – Focused Change Ref: NF40 clarifies that Policy PS8 does not 

apply to the Wylfa Newydd Project.  

  


