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Introduction 
 
The Design and Conservation Team has been instructed 
by the Regeneration Department to review the existing 
Vetch Masterplan (see left) which was approved as 
supplementary planning guidance by Cabinet in 2007. 
 

The specific instructions were: 
 

· To include an increased area of community open 
space including part, or all of the new Vetch Veg 
allotments. 

· To include a reduced number of terraced homes  
· To include scope for care home and associated 

garden/ parking spaces that could be developed 
independently 

· To enlarge parking spaces in accordance with the 
parking supplementary planning guidance (2.6m x 
4.8m) 

· To retain a location for the potential community 
centre (approx building footprint 620 sqm) 

 

This document explains the potential design precedents, 
and the layout concept and presents two potential options 
which differ in the amount of open space retained. 
 

This site was been subject to significant public 
consultation in 2006 which fed into the original masterplan.  
This review masterplan has been subject to further public 
and stakeholder consultation during the summer of 2014. 
A summary of this process is set out in the consultation 
statement at the end of this document. 
 

This masterplan document will be adopted as 

Supplementary Planning Guidance to policies EV1, EV2, 

EV3, EV4, HC1(62), HC2, HC3, HC23, HC24, AS2 of the  

adopted City and County of Swansea Unitary 

Development Plan and future policies that will be drafted 

as part of the emerging Local Development Plan. 

 

 

 

 

 

 

The past ... 

The future? 

1 

Vetch Masterplan 2006 
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The Vetch Field 
 

The Sandfields area around the Vetch comprises a dense 
grid of interconnecting streets and terraced housing with a 
lack of communal green space. Traffic levels are low and 
some streets are used as informal HomeZones for play. The 
population of the area is mixed and diverse. 
 

The 1.8ha Vetch park was laid out during 2012 as a 
temporary landscape scheme following the demolition of the 
football stands. The park layout retains the centre circle as a 
focal point with the majority of the space laid to grass to 

allow informal recreation. The grassed areas are punctuated 
by trees to add interest. As part of the Cultural Olympiad a 
community allotment has been established in the southern 
part of the site. This Vetch Veg project has been highly 
successful and is more than an allotment. It offers a meeting 
place for the community away from the urban streets of the 
Sandfields. 
 

The park is certainly a local resource for the Sandfields 
community. Although it is close to the city centre, there are 

no direct lines of sight and it is severed from the main 
pedestrian areas by the Westway which is a very busy 
traffic route with limited pedestrian crossings. Whilst the 
park is ‘tucked away’ it will always have a symbolism to 
Swansea City supporters. 
 

There is a lack of natural surveillance and as a result the 
park must be locked over night to deter anti-social 
behaviour. Furthermore the park exposes a significant 
number of rear gardens which may increase the risk of 
crime. 

The vetch park with former centre circle in the foreground 

Vetch veg allotments 

The park exposes the rear boundaries of many of the surrounding properties 

1 

 Vetch Veg 
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Design precedents 
 

The built form of the Sandfields area is characterised by 
modest two storey terraced houses following strong building 
lines  along the rear of the footways. The public realm is 
dominated by on street parallel parking. 
 

The proximity of the site to the city centre makes it a highly 
accessible location where best use should be made of 
development opportunities. 
 

Market advice has confirmed that modest terraced houses 
are the most appropriate form of development on this site 
from a commercial perspective. 
 

Therefore the proposed design approach should be based on 
much needed green space, plus a contemporary update of 
the traditional terraced house with shared on street parking. 
 

The example from Oakridge in Basingstoke, demonstrates 
how modern terraced houses can be attractive and distinctive 
whilst making best use of the site. It also demonstrates how 
on street parking can be organised along with planting areas 
to ensure that cars do not dominate the streetscene. 
 

Experience has proven that it is possible to meet the 
mandatory sustainable building standards set by the Welsh 
Government (Code 3 +) with building fabric and insulation.  
The Swindon Triangle example by Kevin McCloud is a further 

example of a contemporary terrace design with integral open 
space and a high level of sustainability (Code level 4). For 
more details of this scheme see page 6. 
 

There is scope to make simple terraced houses more 
sustainable in a similar manner to the Hanham Hall 
development by Barratt Homes in Bristol which achieves 
Code for Sustainable Homes level 6. This project also 
includes extensive community green space such as 
allotments and community orchard. 
 

There is scope to go one stage further with regard to street 
design and incorporate the HomeZone concept where the 
streets are designed as multifunctional spaces where slow 
speed vehicles inter mingle with children playing. 
 

Consideration also needs to be given to the cultural and 
sporting significance of the Vetch and there are different 
ways of commemorating this history: 
· Street names (there is a Promotion Close and Midfield 

Drive at the former ground of Sunderland)  
· Public art 
· Public spaces—often the centre circle is retained as 

open space 

 

The indicative layout on page 7 show a standard terraced 
house footprint of 9.5m x 5.5m. This gives an internal floor 
space over two stories of 90 sqm which equates to a typical 
three 3 bed house with useable rooms and adequate internal 
storage. 

Typical Sandfields terraced Housing 

Oakridge, Basingstoke: contemporary terraces and on street parking 

Swindon Triangle: contemporary terraces overlooking open space 
(Code for Sustainable Homes level 4) 

Hanham Hall, Bristol: contemporary sustainable houses (Code for 
Sustainable Homes level 6) 

Example of a HomeZone where the street is designed to allow informal 
play. 
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Swindon Triangle  
 

The recent Swindon Triangle development completed in 2011 is a useful 
reference point for the Vetch.  
 

This project comprises 16 two-bed houses, 13 three-bed houses, 7 four-
bed houses, 4 one-bed apartments, and 2 two-bed flats. There are homes 
for shared ownership, intermediate rent and affordable rent. 
 

The homes are arranged around a central communal green space. This 
green space includes natural play opportunities, seating, grass for kick 
about and sustainable drainage systems in the form of dry ditches. In the 
corners of between the terraced there is provision for local food production. 
This comprises poly tunnels and vegetable beds. The homes do have 
small rear gardens and all residents have use of the communal green and 
growing spaces.  
 

The terraced houses are a modern interpretation of the traditional terrace 
with low energy consumption credentials. The boundaries between houses 
at the front are demarked by fruit trees. 
 

Car parking is accommodated outside the homes with a shared surface 
design to the vehicle areas. 
 

Images (clockwise from top left) 
 

1. Central green space showing sustainable drainage in foreground and 
seating further away. Note modern interpretation of terraces. 

2. Further view from central green space showing integration of three 
storey flats 

3. The green space incorporates opportunities for natural play 

4. In the corners between the terraces there is provision for local food 
production. In one area this takes the form of poly tunnels. 

5. In another corner area there are vegetable beds with tool shed and 
water supply 

6. The car parking is located around the edge of the green space and 
the street is treated as a flush shared space where people and slow 
speed vehicles use the same area. 

 

 

1 

1 

3 6 

2 

5 4 
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Key 
 

  Pedestrian desire line 

 

 

  Community open space 

 

 

  Retained allotments 4 

Design Concept 
 
The key design concepts that should underpin any development are 
as follows: 
 

Community open space 
The open space should be the focal point on site  The centre circle 
should be emphasised in the landscape design and the existing 
Vetch Veg allotments should be retained.  There is scope to 
accommodate a range of community ideas including orchard, play 
provision, bee hives, more trees, public art. 
 
Maximise pedestrian connections 
Any development must be well connected to the wider community to 
the north, east, south and west. The layout must provide pedestrian 
permeability through the site following existing desire lines. 
 
Natural surveillance 
Any development must overlook the open space and new/ existing 
streets. Corners are especially important where two public elevations 
are required. 
 

Security 
New development must enclose and secure the existing rear 
gardens abutting the site. Frontages should incorporate buffer areas 
between windows and the street. Car parking should be on street in 
well overlooked locations that are close to the houses served. 
 

Reduce the impact of parked cars 
Given the proximity to Swansea City Centre, it is possible to reduce 
the parking provision to one space per house. The parking should be 
arranged on street in small groups which do not dominate the 
streetscene. Rear parking courts are not appropriate in this location. 
 

Reducing vehicle impact 
The street design should be tortuous to deter rat running, possibly 
incorporating HomeZone principles. 
 

Building form 
Any new buildings could be a contemporary interpretation of the 
terraced form to reflect the character of the area and make best use 
of the highly accessible site. 
 

Mixed Uses 
Provision should be made for a potential community centre and 
possible care home. 
 

 

 

 

 Community centre site 

 

 

 

 Potential development area with frontages 
onto streets and open space 

 

 HomeZone street design  
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Sustainability 
 

The City and County of Swansea is committed to developing 
spaces and buildings which enrich our lives, offer flexible high 
quality living space and open ‘play spaces’ for young and old 
alike and enhance our natural environment. It is proposed that 
the Vetch will be an exemplar development offering highly 
efficient homes designed for modern 21st Century living. The 
redevelopment will retain much of the current green space, 
continuing to provide the local community with an 

outdoor amenity celebrating the site’s iconic past. 
 

High quality buildings and spaces - home is where the 
heart is 
Homes play a significant role in our wellbeing as individuals 
and communities. In providing excellent living space the 
development will include the following sustainability principles: 
· High energy efficient buildings using design techniques 

and technologies which maximise the use of daylight 
and other natural resources - saving money and 
resources. 

· New homes will meet Code for Sustainable Homes 
Level 5 subject to viability. 

· HomeZone principles will help make people, rather than 
cars dominant across the site, avoiding the need for 
barriers and linking homes to open space helping to 
provide safer access for all. 

Healthy living - an apple a day 
Our surrounding environment contributes to our health and 
well-being. As the only significant area of accessible green 
space in the Sandfields, the development will include the 
following sustainability principles: 
· Providing valuable green space to create natural play 

opportunities, physical activity and growing food. 
· Creating a key ecological ‘stepping stone’ connecting a 

network of wildlife sites across the city. 
· Incorporating techniques like horizontal and vertical 

green space into building design i.e. green walls / 
roofs. 

· Clear cycle and pedestrian permeability to enable 
residents to access public transport and cycle network 
links. 

 

Resilience for the future - Preparing today for tomorrow 
Truly sustainable developments are designed to meet the 
community’s needs both now and in the future. To help the 
Vetch achieve this the development will include the following  
sustainability principles: 
· New homes will be designed for flexible living enabling 

internal spaces to be adapted to changing lifestyles 
and needs. 

· Sustainable urban draining systems including 
permeable surfaces and natural draining will be 
incorporated into the design to reduce surface water 
run off. 

· The development should make provision for retrofitting 
renewables and linking up to future district heating 
schemes. 

Community open space 
 

The redevelopment on the northern area of the Vetch as 
indicated in the Masterplan will be expected to fund the 
enhancement of the retained area of community open 
space. 
 

Policy HC24 of the Swansea Unitary Development states:  
 

All new housing development will be required, where 
the level and nature of open space provision in the 
locality is inadequate to meet the needs of the future 
occupiers of the development proposed together with 
the needs of the existing population in the locality, to: 
 

(i) Make provision for areas of open space either 
within the site or at an appropriate location in relation 
to the development, or 
 

(ii) Contribute towards the provision or improvement of 
existing off-site facilities in the locality through a 
commuted payment. 
 

Developers will be required to make appropriate 
arrangements for the management of these areas. 

 

The amplification to Policy HC24 indicates than in order to 
satisfy the above requirements, areas of open space should 
be provided in accordance with the Fields in Trust (FIT) 
standard. The Open Space Assessment has been 
completed as part of the preparation of the Local 
Development Plan. FIT have prepared ‘Benchmark 
Standards’ for outdoor sport and play. The standard 
recommends an overall provision of 2.4 hectares of land for 
play pitches per 1000 population. The assessment of the 
Castle Ward indicates there is a total of 0.2 hectares per 
1000 per population which equates to 2.2 hectares under 
the recommended FIT target which is the largest deficiency 
in the County. The provision of a new housing development 
on the site will therefore be expected to contribute towards 
the open space provision and the Council will seek to enter 
into a Section 106 planning obligation to secure either the 
provision of open space or a financial contribution towards 
providing or enhancing nearby facilities, and additionally for 
the future management of such areas through commuted 
sums payments. 
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Potential Layout 
 

In order to maximise community open space on site, the 
proposal is to contain new development in the northern 
part of the Vetch. 

The key features of the indicative layout are: 

· 0.7ha Public open space comprising: 

1. Vetch Veg allotments fully retained 

2. Additional growing areas    

 (possible future site for community centre) 

3. Wild flower meadow on site of centre circle 

4. Community orchard and informal open space 
with bee hives and potential for natural play 

5. Informal open space 

· Care home or flats on corner of Madoc Place and 
William Street  

· 40 new homes arranged as short terraces 

· Direct natural surveillance of park from the new 
homes 

· Direct and well connected street network which is 
well overlooked. This could be a HomeZone type 
design. 

· One car parking space per home and significant 
space for street planting 

 

Note  
The various community spaces (with the exception of the 
Veg Vetch) are shown indicatively. Whilst the site is 
currently grassed, much of the foundations of the football 
stands do still remain, so it may be necessary to explore 
the growing of the orchard trees in planters rather then 
into the ground. 
 

Consideration should also be given to the scope for 
community activities to overlap on the site. For example 
the natural play could take place within the orchard area 
and the boundaries between new homes could be formed 
by fruit trees. 
 

Whilst the linear terraces may appear ‘bland’ on first 
impressions, this form of development offers a multitude 
of opportunities for innovative and contemporary designs. 
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Summary of Public and Stakeholder 

Consultation  

 

A 6 week public and stakeholder consultation exercise was 

held from 30
th
 June to 11

th
 August 2014 and included:- 

 

· The Council’s website displayed information about the 

Vetch consultation and the ability to comment on-line 

between 30
th
 June and 11

th
 August 2014. 

· Notices were displayed at the Vetch site on the ‘Vetch 

Veg’ notice board during July 2014 

· Press release and publicity in July 2014 

· A presentation was given by officers to the Sandfields 

Community Association on 4
th August 2014. 

· A manned exhibition at the Sandfields Community 

Fayre on 9th August, 2014 

· A display was sited in Central Library between 30
th
 

June and 11
th
 August 2014 

A form with series of questions and prompts was distributed 

to those who wanted to comment. This form comprised tick 

box elements and opportunities to expand on the views. 

 

A total number of 112 comment forms and 3 e-mails were 

received by the end of the consultation process. A detailed 

record of the responses received is available on request. 

 

Community comments 

Approximately half (48%)of respondents were supportive of 

the revised Masterplan proposals.  Whereas 52% were not 

supportive. Of those who were not supportive of the 

Masterplan proposals, concerns generally related to 

excluding or restricting residential development and 

maximising greening at the site 

 

In terms of the proposed balance of homes and open space 

in the revised masterplan, the written comments made by 

the respondents can graphically be summed up in Fig 1 

which is a ‘word cloud’ where the larger the word, the more 

times it features in the responses. 

There was support from almost 95% of respondents for the  

Masterplan proposals to retain the ‘Vetch Veg’ Community 

Garden and 87% of respondents supported the provision of 

a greater level of green space In comparison to the 2007 

masterplan. 

 

Open space needs for the area are a consideration and it is 

acknowledged through an Open Space Assessment carried 

out to inform the LDP process that provision in Castle Ward 

is deficient however, Sandfields does have the best 

provision within the ward specifically for children and 

teenagers, albeit provision is significantly less than within 

adjoining wards. Retention of Vetch Veg and the greening 

proposed will help address this and provides for a broad 

spectrum of residents. 

 

Whilst about a third of respondents were unhappy with the 

proposed public routes throughout the site, this was largely 

due to concerns about traffic on the proposed access road 

to the front of the proposed houses on the Vetch site. The 

revised Masterplan however advocates Home Zone 

principles for any new streets in the area which should 

address these concerns in terms of rat running and vehicle 

dominance. 

Swansea Civic Society 

Swansea Civic Society challenged the justification for the 

proposed reduction in residential units from the 120 in the 

existing masterplan to 50 homes in the masterplan review 

with reference to the aspirations of the Local Development 

Plan process  and concluded that the revised proposals 

‘represent half a scheme, are too idealistic for the realities 

of the current and longer term economic climate”.  

 

In response, the Council is required to maintain a 5 year 

housing land supply at all times. The current supply has 

dropped to 2.9 years and there is a need to bring forward 

additional housing land in all areas as a matter of urgency 

 

The Local Housing Market Assessment shows a need to 

supply 3100 homes within the Central Area (which includes 

the Vetch site) by 2025, of which 58% could be affordable 

units The Vetch is an existing allocation and provides a 

significant contribution to this supply and if the level of units 

is reduced then provision will have to be made elsewhere 

and there are limited opportunities for this within the Central 

area. 

 

Response to consultation comments 

Half of respondents are fully supportive of proposals and 

nearly everyone supported retention of Vetch Veg and the 

increased greening proposals relative to the 2007 

masterplan. 

 

To maintain the existing open space across the entire site 

would require significant unidentified capital investment and 

also a revenue budget that does not exist. On the other 

hand, if the site were retained entirely as open space, then 

the loss of new housing units at the site would have serious 

implications for the ability to maintain a 5 year land supply 

for the area and is not a viable option. Therefore it is 

considered that the masterplan review sets out a balance of 

much needed new homes alongside a significant retained 

area of open space.  

 

Therefore there are no changes proposed to the masterplan 

as set out in this document the consultation process. 

 

Fig 1. ‘Word cloud’ of written responses to  open question about ‘what 
respondents would like to see’ on the Vetch site. 
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Reports of the Cabinet Member for  

Enterprise, Development and Regeneration 
 

Cabinet – 17 March 2015 
 

VETCH MASTERPLAN REVIEW 
 

Purpose: 
 

To seek endorsement of the Vetch Field Masterplan 
Review and approval to refer the Revised 
Masterplan to Planning Committee  for adoption as 
Supplementary Planning Guidance 
 

Policy Framework: 
 

City and County of Swansea Unitary Development 
Plan Adopted 2008 
CCS Asset Management Plan  
One Swansea Plan 2013 
Corporate Improvement Plan 2013-17 
CCS Sustainable Development Policy 
 

Reason for Decision:  
 

The adopted Masterplan will provide Supplementary 
Planning Guidance to inform future development 
and use of the site and to inform site marketing. 
 

Consultation: 
 

Legal, Finance, Planning. Corporate Building and 
Property Services, Community Recreation, Housing 

 
Recommendation: It is recommended that Cabinet: - 

 
1) Endorses the Revised Masterplan resulting from the Vetch Field 

Masterplan Review and agrees that it be referred to the Planning 
Committee for adoption as Supplementary Planning Guidance 

 
Report Author: Gordon Allison  
  
Finance Officer: Jeffrey Dong 
 
Legal Officer: 
 
Access to Services 
Officer: 

Christopher Allingham 
 
Sherill Hopkins 
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1.0 Introduction 
 
1.1 The Draft Vetch Masterplan Review was approved by Cabinet on 11th 

February 2014 as the basis for a public consultation exercise prior to a 
report back seeking adoption of the final Revised Masterplan as 
Supplementary Planning Guidance (SPG).   

 
1.2 The Consultation Draft outlined revised draft proposals to the adopted 

Masterplan which limited the development to the northern area of the site 
in order to retain some of the existing green space and the popular 
‘Vetch Veg’ community garden.  

   
1.3 The stadium buildings were demolished in 2011 and a landscaping 

scheme was undertaken as a temporary measure whilst proposals to 
develop the site were identified and realised. As a result the current use 
of the site was designed to minimise wasted costs and was engineered 
assuming that development would be forthcoming in the short term. The 
current situation cannot continue indefinitely without significant capital 
investment being undertaken to address the issues below:   

 
• The existing bund on the site of the former North Bank adjacent to 

Madoc Street acts as a shield for antisocial behaviour and ideally 
needs to be removed. Underneath this bund is demolition spoil that 
was left on site and covered to be reused as appropriate in the 
development. Furthermore only a minimal amount of topsoil cover 
was incorporated into the grassed area over the bund due to the 
anticipated life of the site. In the medium term hazardous chemicals 
from contaminated material under this layer may leach into the top 
soil, therefore further cover to these hazardous areas will be needed 
until the site is developed 

• The remaining gates and boundary walls will require 
attention/demolition due to disrepair or to enhance visibility, security 
and amenity. 

• The water supply to the ‘Vetch Veg’ community garden is via a 
temporary insulated hose from the mains, and to be sustainable 
requires the installation of an underground system. 

• Some of the footpath areas have started to lift and will require 
replacement in the short term 

 
1.4 Should the site be retained as a park, it has been estimated that, 

between £270k and £400k would have to be spent, depending upon the 
level of improvements carried out. No budget is currently identified to 
meet this requirement and external grant opportunities are limited and, in 
any event, would require an element of CCS match funding 

 
1.5 If the site is developed in accordance with the Revised Masterplan 

proposals then this cost is unlikely to apply as the works would either be 
unnecessary due to the development, or alternatively any cost is likely to 
be borne by a developer. 
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2.0 The Public Consultation process 
 

2.1 A community consultation exercise was held from 30th June to 11th 
August 2014 (in excess of the 6 week standard period for draft SPG 
consultation) and included:- 

 
• Press release and publicity in July 2014 
• A manned exhibition at the Sandfields’ Community Fayre on 9th 

August, 2014 
• Notices were displayed at the Vetch site on the ‘Vetch Veg’ notice 

board during July 2014 
• A display was sited in Central Library between 30th June and 11th 

August 2014 
• A presentation was given by officers to the Sandfields’ Community 

Association on 4th August 2014. 
• The CCS website displayed information and the ability to comment 

on-line between 30th June and 11th August 2014. 
2.2 A total number of 112 comment forms and 3 e-mails were received by 

the end of the consultation process in August 2014. 
 
3.0 Community response to the draft amended masterplan 
 

3.1 Approximately half of respondents stated via the comment forms that 
they were happy or fairly happy with the revised Masterplan proposals.  

 
3.2 There was support from almost 95% and 87% of respondents 

respectively for Masterplan proposals to retain the ‘Vetch Veg’ 
Community Garden and for the provision of more green space.  Of those 
who were not happy with the full Masterplan proposals, concerns 
generally related to excluding or restricting residential development and 
maximising greening at the site 

 
3.3 Whilst about a third of respondents were unhappy with the proposed 

public routes throughout the site, this was largely due to concerns about 
traffic on the proposed access road to the front of the proposed houses 
on the Vetch site. However, the Revised Masterplan advocates Home 
Zone principles for any new streets in the area which should address 
these concerns. 

 
3.4 In conclusion, the majority of respondents were supportive of large 

elements of the draft Masterplan Review and half of respondents were 
fully supportive. The detailed responses received via the comment forms 
are attached in Appendix 1. 
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4.0 Responses from Organisations  
 

Swansea Civic Society 
4.1 Swansea Civic Society challenged the justification for the proposed 

reduction in residential units from the 120 in the Original Masterplan to 
50 in the context of the aspirations of the Local Development Plan 
process and concluded that the revised proposals “represent half a 
scheme, are too idealistic for the realities of the current and longer term 
economic climate”. 

 
5.0 Housing Land Requirement 
 

5.1 CCS is required to maintain a 5 year housing land supply at all times. 
The current supply has dropped to 2.9 years and there is a need to bring 
forward additional housing land in all areas as a matter of urgency 

 
5.2 The Local Housing Market Assessment shows a need to supply 3100 

homes within the Central Area (which includes the Vetch site) by 2025, of 
which 58% could be affordable units. The Vetch is an existing allocation 
and provides a significant contribution to this supply and if the level of 
units is reduced then provision will have to be made elsewhere and there 
are limited opportunities for this within the Central area.  

 
6.0 Response to Consultation Feedback 
 
6.1 Half of respondents were happy or fairly happy with the proposals and 

nearly all respondents supported retention of Vetch Veg and the 
greening proposals. 

 
6.2 To maintain the existing uses at the site would require significant 

unidentified capital investment and also a revenue budget. 
 

6.3 The loss of new housing units at the site would have serious implications 
for the ability to maintain a 5 year land supply for the area and is not a 
viable option. 

 
6.4 Open space needs for the area are a consideration and it is 

acknowledged through an Open Space Assessment carried out to inform 
the LDP process that provision in Castle Ward is deficient. However, the 
Sandfields does have the best provision within the ward specifically for 
children and teenagers, albeit provision is significantly less than within 
adjoining wards. Retention of Vetch Veg and the greening proposed will 
help address this and provides for a broad spectrum of residents. 

 
6.5 In conclusion, no material changes are proposed to the Vetchfield 

Masterplan Review proposals following the consultation process and 
accordingly the Revised Masterplan document (which can be accessed 
via the following link http://staffnet/index.cfm?articleid=59193 ) 

  is recommended for adoption as Supplementary Planning Guidance. 
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7.0 Equality and Engagement Implications 
 

An EIA screening has been carried out and it is considered that a full EIA 
report is not needed in this instance. At this stage only a framework for 
the development of the site is being proposed and this has been the 
subject of a consultation exercise from which no equality issues have 
arisen. Any future development of the site must comply with statutory 
requirements and will follow the submission of a planning application 
which will be subject to public consultation. 
 

8.0 Financial Implications 
 

8.1 The current estimated capital receipt for the site is £700k. The Sports 
Council of Wales (SCW) has a charge on the Vetch property/land 
together with 2 other sites which will require CCS to pay over any capital 
receipt up to the value of £2.9m received for these sites.  

 
8.2 Also, CCS is obliged to repay a Welsh Government (WG) grant of 

approximately £550k for the demolition of the Vetch. However, it is likely 
that after the SCW has been repaid there will be nothing remaining from 
any capital receipt to repay W). The repayment terms for both grants are 
contradictory as they require all capital receipts to be paid to both parties.  
In order to rectify this anomaly, WG has asked that CCS formally request 
permission for any proposed disposals to, detailing the proposed 
financial terms and request that any capital receipt be foregone by WG in 
lieu of the SCW charge. Should permission not be given on this basis 
then as there are no other allocated funds available to pay WG, 
proposed sales will not proceed. 

 
8.3 As stated earlier, in paragraph 1.5 the current Capital Programme has 

not allocated any budget towards any possible Capital scheme arising 
from this Masterplan review. CCS will therefore have to rely on seeking 
grant and contributions from external funders to meet any capital costs. 

 
8.4 There is no current Revenue budget for ongoing maintenance works and 

the works referred to in paragraph 1.4. 
  
9.0 Legal Implications 
 
9.1 The Revised Masterplan is proposed to be referred to the Planning 

Committee as per the Scheme of Delegation (or, if deemed necessary, to 
Council) for adoption as SPG to policies EV1, EV2, EV3, EV4, HC1(62), 
HC2, HC3, HC23, HC24, AS2 of the adopted City and County of 
Swansea Unitary Development Plan and future policies that will be 
drafted as part of the emerging Local Development Plan. 

  
9.2 The terms of the Revised Masterplan will then form a material planning 

consideration in the determination of any planning application which may 
be made. 
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9.3 SPG should be reviewed regularly to ensure that it reflects current 

development plan policies. 
 
10. Conclusion 
 
10.1 The Revised Masterplan proposals are broadly supported although there 

was an element of respondents who wanted no development at the site. 
Leaving the site as it is will not be an option as improvements will be 
necessary for which no funding has currently been allocated. 

 
10.2 The level of housing proposed in the Revised Masterplan will go some 

way to meeting CCS’s statutory obligations and furthermore the adoption 
of the Revised Masterplan as planning guidance will not prevent a further 
review in the future should development plan policies require 
consideration as to whether further residential development is needed. 

 
10.3 The Revised Masterplan proposals if adopted will provide developers 

with more certainty about the acceptability of development proposals and 
will therefore allow appropriate parts of the site to be marketed at the 
earliest opportunity. 

 
 

Background Papers:  None.  
 

Appendices: Appendix 1 – Proposed Indicative Layout 
 Appendix 2 - Detailed Consultation Responses 
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Appendix 1 – Proposed Indicative Layout 
 

 

The key features of the indicative layout are:- 
 
• O.7ha Public Open Space comprising (as 

numbered and annotated on the layout drawing): 
 

1.  Vetch Veg area fully retained  
2.  Potential additional growing area for the Vetch 

Veg in the short term with capability to site a 
future community centre subject to funding 
becoming available. 

3.  Wild flower meadow on centre circle 
4.  Community orchard and informal open space 

and potential for natural play. (Whilst this area 
is currently grassed, much of the foundations 
of the former football stand remain, so it may 
be necessary to explore the growing of 
orchard trees in planters rather than into the 
ground). 

5. Informal open space 
 
• 40 new homes arranged as short terraces 
• A care home or flats on the corner of Madoc 

Place and William Street which could incorporate 
shared community facilities.  

• Direct natural surveillance of the open space from 
the new homes 

• Direct and well connected street network which is 
well overlooked. This could be a HomeZone type 
design as proposed by the Original Masterplan. 

• One car parking space per home and significant 
space for street planting 

• The potential to still reinstate gardens which have 
been reduced to the construction of the football 
stands, and to integrate developable spaces 
adjoining the Vetch Field as proposed by the 
Original Masterplan. 
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Report of the Cabinet Member for Regeneration 

 
Cabinet – 11 February 2014 

 
VETCH MASTERPLAN REVIEW  

 
Purpose: 
 

To seek authority to undertake a public 
consultation exercise on a revised masterplan for 
the development of the former Vetch Field 
Stadium site. 
 

Policy Framework: 
 

City and County of Swansea Unitary 
Development Plan Adopted 2008 
CCS Asset Management Plan  
One Swansea Plan 2013 
Corporate Improvement Plan 2013-17 
CCS Sustainable Development Policy 
 

Reason for Decision:  
 

Subject to full public consultation the masterplan 
review will be used as planning guidance to 
inform prospective developers, the local 
community and other interested parties about the 
future land use. 
 

Consultation: 
 

Legal, Finance, Planning. Corporate Building and 
Property Services, Community Recreation, 
Housing. 

 
Recommendations: It is recommended that Cabinet: - 

  
1) Approves the principles of the draft review of the Vetch Masterplan  

and approves the revised Masterplan as a basis for public consultation 
following which, the outcome will be reported with recommendations to 
Cabinet for approval. 

 
Report Author: Gordon Allison  
  
Finance Officer: Steve Matthews 
 
Legal Officer: 
Access to Services 
Officer: 

Nigel Havard 
 
Kirsty Roderick 

 
 
 
 
 
 
 

Agenda Item 10.a
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1.0 Introduction 
 
1.1 In 2007, Cabinet approved the adoption of a Masterplan as 

Supplementary Planning Guidance to inform the future development of 
the Vetch site which is owned freehold by the Council. At that time the 
site was still occupied by the vacant stadium buildings. 

 
1.2 The key components of the Masterplan for the Vetch were: 
 

• The optimisation of the housing development potential through a 
series of 2/3/4 storey terraces (approx 120 units) integrated into 
the surrounding pattern of streets providing both family housing 
and some flats at an overall density of 50 properties per hectare 

• The development of a landmark community centre to include a 
multi functional local public open space at the centre to emphasise 
its association with football, incorporating open space and 
children’s play, enclosed by 3 and 4 storey terraces; 

• The organisation of streets and spaces as a safe but accessible 
‘home-zone’ allowing only slow vehicle speeds; 

• The creation of permeability through seven limited gateways into 
the development for vehicles and pedestrians; 

• The reinstatement of gardens which have been reduced to the 
construction of the football stands; 

• The integration of developable spaces adjoining the Vetch Field 
  

 
1.3 The Vetch Field site was marketed for development in accordance with 

the masterplan aspirations between November 2009 and March 2010, 
however only one bid was submitted, the terms of which were 
unacceptable to the Council. The poor response was attributed to a 
number of factors including the economic downturn, the subsequent lack 
of availability of development funding, the necessity to fund the 
construction of the community centre at the commencement of the 
project and the impact of the cost of demolishing the stadium upon the 
development costs.  

 
1.4 Following the disappointing market response, the Council applied to the 

Welsh Assembly Government as it was at the time, for a £700k SRA 
grant to demolish the stadium and provide a temporary landscaped area 
for public use. The grant was accepted and the landscaped site was 
opened to the public in September 2012. 

 
1.5 Part of the site has since been occupied as a temporary community 

garden, originally as part of an art project linked to the Cultural Olympiad. 
This project (known locally as Vetch Veg) was embraced by the local 
residents with over 100 participants from all sections of the Sandfields’ 
community. As a result, once the Olympiad project ended, the Vetch Veg 
remained and became independently constituted by the community 
which holds a 7 year lease (subject to earlier termination by either party 
subject to notice) from the Council to operate the site for the growing of 
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vegetables. Whilst initially conceived as a short term project, the Vetch 
Veg is now established and has won both a Sustainable Swansea 
Community Project Award and a Tidy Wales Urban Regeneration award. 
The Vetch Veg participants also currently act as volunteer key holders for 
the adjoining landscaped area, opening and closing the gates, morning 
and evening, on a daily basis. 

 
1.6 Any future capital receipt from the sale of the site would firstly be 

required towards the repayment of a £2.9M Sports Council for Wales 
grant that was used in connection with the funding of the Liberty 
Stadium, and the £700k SRA grant used for the demolition. 

 
2.0 Background Context to the Review of the Vetch Masterplan 
 

2.1 The site is allocated in the City and County of Swansea UDP for housing 
development (Policy HC1, Site 62 refers). The UDP gives an estimated 
figure of 120 dwellings to be developed at the site, which was based on 
the principles of the original masterplan. The revised principles in the 
Masterplan Review are likely to reduce the number of dwellings at the 
site by more than half the previously estimated figure.  

 
2.2 The site was submitted to the Local Planning Authority (LPA) by the 

Council’s Property Development Project Team for consideration as a 
Local Development Plan (LDP) Candidate Site. The submission 
proposes the site be considered for residential and community facilities, 
with the number of proposed dwellings unspecified. The LPA is 
undertaking a process of assessment on all Candidate Sites it has 
received with a view to allocating sites considered suitable within the 
Deposit LDP, which is currently anticipated for publication in Summer 
2015 for public consultation purposes.  

 
2.3 The Vetch site is still on the Council’s Disposal Programme to be 

disposed of for development, however whilst the demolition of the 
stadium building has improved the site’s development potential and 
property market conditions are improving, the aspirations of the existing 
masterplan are deemed to be unrealistic. In particular it is considered 
unviable for any developer of the site to fund the up-front provision of a 
community centre (the construction cost would be in excess of £1M). 
Even under improved market conditions private developments that 
require significant up front capital costs are extremely difficult to fund, as 
traditional funding sources favour less risky schemes which can progress 
with manageable phased costs which can be recouped in the short term. 

 
2.4 In addition the local community has welcomed the green space provided 

by the Vetch landscaping scheme and the opportunities provided by the 
Vetch Veg Project. The recent Sandfields Area Neighbourhood Renewal 
Assessment report carried out for the Council by Opinion Research 
Services (ORS), in partnership with Lavender and Wilson, stated that the 
existing built environment in the area does ‘create a ‘closed in’ feel to the 
environment. However, this is offset to a degree by the proximity of the 
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beach and other public amenities and recently by the open space 
created at the Vetch Field. Whilst redevelopment options for the Vetch 
Field were not appraised in the report, residents expressed clear and 
strong views about the retention of at least some open space and the 
site. 

 
2.5 The ORS report also stated that whilst  ‘an appraisal of the development 

options for the Vetch Field is outside the scope of this report, several 
comments can be made in the light of the physical and environmental 
surveys and in particular of the public consultation. 

 
• The existing density in the study area is high at an average of 58 

dwellings per hectare laid out in a tight grid pattern. Any new 
development should be at a density which does not add to the 
‘enclosed’ feel of the area. 

 
• When considering the retention/provision of open space (and future 

maintenance obligations), a significant criterion taken into account 
is the availability of open space for informal exercise within 5 
minutes walk. In Sandfields, this is generally the case as the 
promenade and beach is relatively close. For residents on the 
Western side, Victoria Park is also close. However, against this 
should be balanced the high dwelling density in the area with most 
properties back of pavement, the lack of greenery on the street 
scene and the fact that rear gardens are generally small. 

 
• There are already significant problems with traffic flow through the 

area. The Masterplan did propose the incorporation of Homezone 
principles to reduce speeds and also speed limit buffer zones in the 
surrounding existing streets. It would be appropriate for revised 
proposals to incorporate such principles. Development on a less 
intense scale would lessen the impact of the new development in 
terms of traffic. This report does suggest that the traffic 
arrangements within the existing area are reviewed to overcome the 
problems created by the measures taken to deal with the former 
match day traffic. 

 
• The Masterplan proposed 49 houses of 3 storeys, 3 townhouses of 

4 storeys, 6 flats on 3 storeys and 8 flats on 4 storeys. The report 
pointed that the rooflines of the buildings would be below the 
previous height lines of the former football stadium, but 
acknowledged that they could be ‘seen or glimpsed’ from all seven 
entry points to the area. There are some existing 3 storey buildings 
in the study area and some four storey properties just outside on 
Oystermouth Road. HM Prison is also a high building but the great 
majority of dwellings in the immediate vicinity of the Vetch Field are 
2 storey and it may be preferable for revised proposals to reflect 
this. To be commercially viable, any older person accommodation is 
likely to be over 2 storeys. 
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• The Masterplan referred to a proportion of affordable dwellings but 
there was no specific reference to provision of dwellings for older 
residents. This was a clear priority of residents expressed at both 
public and steering group meetings. Any new development should 
take account of the potential demand for such accommodation 
subject to financial viability.’ 

 
3.0 Summary of the Vetch Masterplan Review Proposals 
 

3.1 The internal review has focussed upon providing a flexible framework for 
the phased development of the Vetch site, to improve development 
viability and retain as many of the key aspirations of the original 
masterplan as possible, whilst maximising community open space on the 
site and having regard to the comments arising from the ORS report. 

 
3.2 In order to maximise community open space on site, the proposal is to 

contain development in the short term to the northern part of the Vetch 
site. Whilst the provision of the community open space is desirable at this 
stage, the potential (at least in theory) to develop the remainder of the 
site would remain. 

 
3.3 An indicative layout has been prepared and is attached as Appendix 1. 

The key features of the indicative layout are:- 
 

• O.7 ha Public Open Space comprising (as numbered and 
annotated on the layout drawing): 

 
1.  Vetch Veg area fully retained  
2.  Potential additional growing area for the Vetch Veg in the short 

term with capability to site a future community centre subject to 
funding becoming available. 

3.  Wild flower meadow on centre circle 
4.  Community orchard and informal open space and potential for 

natural play. (Whilst this area is currently grassed, much of the 
foundations of the former football stand remain, so it may be 
necessary to explore the growing of orchard trees in planters 
rather than into the ground). 

5. Informal open space 
 

• 40 new homes arranged as short terraces 
• A care home or flats on the corner of Madoc Place and William 

Street which could incorporate shared community facilities.  
• Direct natural surveillance of the open space from the new homes 
• Direct and well connected street network which is well overlooked. 

This could be a HomeZone type design as proposed by the 
original masterplan. 

• One car parking space per home and significant space for street 
planting 

• The potential to still reinstate gardens which have been reduced to 
the construction of the football stands, and to integrate 
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developable spaces adjoining the Vetch Field as proposed by the 
original masterplan. 

 
3.4 Sustainable development will form one of the core guiding principles for 

any future proposals for the site. It is also proposed that any 
development will be designed with the capability to connect to any future 
district heating.  

 
3.5 The proposed increase in the provision of public open space will of 

course impact the developable area and the potential capital receipt that 
could be derived from the sale of the site for development. It is estimated 
that the potential loss would be in the region of £0.5M. However as 
previously stated any capital receipt would have to be allocated to the 
repayment of the SRA and Sports Council for Wales grants. 

 
4.0 Conclusion 
 
4.1 The existing masterplan is neither deliverable nor meets the needs of the 

local community and requires updating. 
 

4.2 The form of development shown indicatively on the layout plan, following 
a review, offers a multitude of opportunities for innovative and 
contemporary designs moving forward, whilst providing flexible 
community space within the site. 

 
4.3 The proposed residential development is believed to be deliverable in 

current market conditions and the site has the potential to become an 
exemplar scheme which demonstrates the Council’s commitment to 
sustainable development. It is however evident that no matter what future 
scheme is developed at the Vetch the likelihood of securing a capital 
receipt for the site is very low. 

 
4.4 The draft proposals will need to be subject to a full consultation exercise 

with the local community and appropriate stakeholders to confirm their 
views. Its future adoption will provide developers with more certainty 
about the acceptability of development proposals. 

 
5.0 Equality and Engagement Implications 
 

Approval has been obtained from Access to Services following the 
completion of an Equality Impact Assessment Screening Form. In terms 
of consultation and engagement requirements, responses from the public 
will be considered in during the proposed consultation process. 
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6.0 Financial Implications 
 

6.1 The Sports Council of Wales has a charge on the Vetch property/land 
together with 2 other sites which will require the Authority to pay over any 
capital receipt up to the value of £2.9m received for these sites. Also, the 
Authority is obliged to repay the SRA grant for the demolition of the 
Vetch. However, it is likely that after the Sports Council has been repaid 
there will be nothing remaining from any capital receipt to repay WG. 

 
6.2 The current Capital Programme has not allocated any budget     towards 

any possible Capital scheme arising from this Masterplan review. The 
Authority will rely on seeking grant and contributions from external 
funders to meet any capital costs. 

  
6.3 There is no current Revenue budget for ongoing maintenance works. 
  
7.0 Legal Implications 
 
7.1 Any proposed amendments to the masterplan following the consultation 

process will need to be reported to Cabinet for endorsement then 
referred to Council for adoption as Supplementary Planning Guidance. 

  
7.2 The terms of the strategy will then form a material planning consideration 

in the determination of any planning application which may be made. 
 
 7.3 Supplementary Planning Guidance (SPG) should be reviewed regularly to 

ensure that it reflects current development plan policies. 
 
7.4  Paragraph 1.6 above is noted and the Head of Legal and Democratic 

Services and Procurement should be instructed immediately to undertake 
a comprehensive Report on Title to ascertain what possible other Charges 
or Clawback may affect the site as well as reporting on the rights of any 
current occupiers and public open space issues. 

 
  
 
 

Background Papers:  Cabinet report 5th April 2007 
 

Appendices: Appendix 1 -  Proposed Indicative Layout 
 Appendix 2 – Existing Vetch Field Masterplan
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Appendix 1 – Proposed Indicative Layout 
 

 

The key features of the indicative layout are:- 
 
• O.7 ha Public Open Space comprising (as 

numbered and annotated on the layout 
drawing): 
 

1.  Vetch Veg area fully retained  
2.  Potential additional growing area for the Vetch 

Veg in the short term with capability to site a 
future community centre subject to funding 
becoming available. 

3.  Wild flower meadow on centre circle 
4.  Community orchard and informal open space 

and potential for natural play. (Whilst this area 
is currently grassed, much of the foundations 
of the former football stand remain, so it may 
be necessary to explore the growing of 
orchard trees in planters rather than into the 
ground). 

5. Informal open space 
 
• 40 new homes arranged as short terraces 
• A care home or flats on the corner of Madoc 

Place and William Street which could incorporate 
shared community facilities.  

• Direct natural surveillance of the open space from 
the new homes 

• Direct and well connected street network which is 
well overlooked. This could be a HomeZone type 
design as proposed by the original masterplan. 

• One car parking space per home and significant 
space for street planting 

• The potential to still reinstate gardens which have 
been reduced to the construction of the football 
stands, and to integrate developable spaces 
adjoining the Vetch Field as proposed by the 
original masterplan. 
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Item No. 5 (B) (1) 
 

Report of the Cabinet Member for Economic 
 and Strategic Development 

 
Cabinet – 5th April 2007 

 
VETCH MASTERPLAN 

 
Summary 

Purpose:  
To advise on the consultation undertaken in the development of the draft 
Vetch Masterplan. To seek agreement that a new community facility be 
provided as part of the redevelopment of the site. As a consequence of this, 
the existing St Phillips centre be closed and that site be marketed for 
development. 
 
Reason for Decision: 
To allow adoption of the Final Report as Supplementary Planning Guidance. 
To obtain authority to progress the provision of a community facility within the 
redevelopment scheme. 
 
Policy Framework:           
Swansea Community Plan – Prosperity theme. Corporate Plan – regeneration 
of our local communities. Swansea Local Plan Review No.1 Policy H2 
 
Consultation:  
Financial Services;  Legal Services; Community Regeneration; Economic & 
Strategic Development; Corporate Property; Planning Services 
 
Recommendations: that 

• the Vetch Masterplan be adopted as Supplementary Planning 
Guidance to Swansea Local Plan Review No.1 Policy H2 

• the Vetch site be marketed in line with the Masterplan 
• a new community facility be provided by the successful developer as 

part of the redevelopment at a cost not exceeding £1m and that a 
specification be agreed and included in the marketing brief. 

• developers be given the option of bringing forward for consideration a 
design solution for a new community facility based on a mixed use 
building unit. 

• the Head of Community Regeneration engages with the community in 
the development of the specification for this facility 

• St Phillips Community Centre be closed as a consequence of this, on 
completion of the new facility, and that the site be marketed for 
redevelopment 

• authority be given to submit any planning or other applications 
necessary to allow development of the site to proceed 

• the target for Asset Disposals and the Capital Programme be adjusted 
to reflect a reduced capital receipt for the premises 
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1. Introduction 
 
1.1 Hyder Consulting was appointed in December 2005 to produce a 

Masterplan for the Vetch site which is owned by the Council.  The 
objectives of the study were to: identify appropriate uses for 
redevelopment of the site; engage the community, balancing their 
aspirations with a developable package; apply the principles of Homes 
Zones; and to resolve the issues relating to Flooding with the 
Environment Agency. 

 
1.2 The Head of Corporate Property has indicated that the Council could 

have expected a capital receipt of approximately £3.1m for a cleared 
site. However a Physical Regeneration Fund application to fund the 
demolition of the stadium was unsuccessful and the Council is liable to 
repay a Sportlot Grant ( see para 5.3).  Therefore the net receipt for the 
site is estimated at £2.1m.  

 
2. Summary of Masterplan Proposals 
 
2.1 Draft proposals were prepared which were subject to extensive public, 

external organisation and internal departmental consultation and this 
report summarises this consultation exercise and recommends the 
attached Masterplan be referred to Council for adoption as 
Supplementary Planning Guidance for the area.  A copy of the Final 
Masterplan is being circulated with this report. Appendix A provides a 
comprehensive assessment of the consultation undertaken in 
developing the Masterplan. 

 
2.2 The key components of the Masterplan for the Vetch are: 

• The optimisation of the housing development potential through a 
series of 2/3/4 storey terraces (approx 120 units) integrated into the 
surrounding pattern of streets providing both family housing and 
some flats at an overall density of 50 properties per hectare.  

• The development of a landmark community centre which will 
include a multi functional local public open space at the centre 
which emphasises its association with football, incorporating open 
space and children’s play, enclosed by 3 and 4 storey terraces; 

• The organisation of streets and spaces as a safe but accessible 
‘home-zone’ allowing only slow vehicle speeds; 

• The creation of permeability through seven limited gateways into 
the development for vehicles and pedestrians; 

• The reinstatement of gardens which have been reduced to the 
construction of the football stands; 

• The integration of developable spaces adjoining the Vetch Field  
 

3. Planning Policy Framework 
 
3.1 The UDP (Pre Inquiry Modifications version) identifies the land for 

housing in association with community/recreation use (Policy HC1 62 
refers) and includes the adjoining Madoc Street site. In terms of the 
adopted Swansea Local Plan Review No.1, there is no site specific 
allocation for the Vetch. The area is covered by Policy CC11 - which 
seeks to resist proposals to expand commercial activity within the 
Sandfields/ Brunswick area. It is recommended that the Masterplan be 
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adopted as Supplementary Planning Guidance on the basis that it 
provides an expansion to Policy H2 – Infill and Windfall housing sites.  

 
4. Provision of New Community Centre 
 
4.1 The consultation exercise in respect of the draft masterplan clearly 

indicated that there is local dissatisfaction of St Phillips as a “local” 
community centre which it is considered serves the whole of Swansea 
and beyond.  There is a clear expectation from the Sandfields 
community that the redevelopment of the Vetch will provide a 
community centre to serve local needs.  

 
4.2 To inform a decision on the provision of facilities in the area, the Head 

of Community Regeneration has undertaken a community consultation 
exercise to identify what current provision exists for community 
activities within the Sandfields area, the number of local residents 
accessing these facilities and the demand for a new facility.    

 
4.3 The consultation exercise indicated that the Sandfields community 

would like to have a community facility on the site of the Vetch Field.  
The ideal facility would incorporate a multi purpose hall, kitchen and 
meeting rooms.It is proposed however that  options are put forward 
which reflect both the ideal and a more modest facility. Full details will 
have to be prepared following further engagement with the community 
and stakeholders as part of the design process. 34% of those who 
replied stated that they would be prepared to be involved in the running 
of a community facility. 

 
4.4 A condition survey of the St Phillips centre indicates that the Centre is 

in poor condition and is in need of significant investment to bring it up 
to an acceptable standard. The estimated cost of these maintenance 
works is approximately £750,000. If it is agreed that a new centre be 
provided on the Vetch site and that St Phillips be closed, then provision 
will need to be made for existing users of St Phillips to be relocated to 
the new facility and to other facilities in the area. A capital receipt of 
£150k could be expected from the sale of the St Phillips site for a 
residential development. 

 
4.5 It is recommended that a new community facility, be provided as part of 

the Vetch Field redevelopment at a maximum cost of £1m. It is 
recommended that this be provided by the successful tenderer for the 
site, and that a specification be agreed and included in the marketing 
brief. It is possible also that financial savings will be made if the 
community facility is provided as part of a mixed use centre, possibly 
including residential units ( subject to satisfactory noise attenuation etc) 
or health centre ( doctors surgery etc ). It is considered that the 
developer be given the option to bring forward a solution for 
consideration on this basis. 

 
4.6 Once this facility has been provided St Phillips will be closed and the 

site redeveloped. If this course of action is agreed the Head of 
Community Regeneration will engage with the community to develop 
specification options. 

 
5. Legal Implications 
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5.1 The Strategy will be reported to Cabinet for endorsement then referred 

to Council for adoption as Supplementary Planning Guidance to 
Swansea Local Plan Review No.1 Policy H2. 

 
5.2 The terms of the strategy will then form a material planning 

consideration in the determination of any planning application which 
may be made. 

 
5.3 Supplementary Planning Guidance (SPG) should be regularly reviewed 

to ensure that it remains reflective of the current development plan 
policies.  If the master plan has not been implemented by the time the 
UDP is adopted it will be necessary to carry out a review of this SPG. 

 
5.4      Title Information. With reference to the Vetch Field, the Council’s 

freehold title is registered. Two entries on the Charges Register affect 
the Council’s use of the site: 
a.  a perpetual yearly rentcharge of £472 created by the deed of 1st 

June 1900 affects the greater part of the site. The Head of 
Corporate Property is dealing with the repayment, surrender or 
otherwise extinguishment of the charge. 

b.  a charge in favour of the Sports Council for Wales dated 11th 
February 2005. The charge also relates to St Helens Ground and 
part of the Morfa redevelopment. The grant was made for the 
distribution of Lottery funds for Sports in Wales. The charge 
provides that the grant payment “shall be repaid in whole or in part 
should the properties (i.e Vetch, St Helens and part of Morfa) be 
sold, leased transferred or disposed of whereupon the amount to 
be repaid to Sportlot shall be that proportion of the net value of 
proceeds of sale of the properties at the date when the money 
becomes repayable. Furthermore, the Council must seek the 
consent of Sportlot to any change "in purpose or ownership during 
the project  or within twenty one years of its completion". Sportlot's 
approval is not to be unreasonably withheld or delayed but if 
consent is not sought, this failure could trigger repayment of the 
grant. If the Council applies for change of use to any of the 
Properties, then it must obtain the prior consent of Sportlot. A 
release from this charge must therefore be sought from Sportlot.  

 
5.5      With reference to the St Phillips Community Centre, there is no 

restriction on the Council’s freehold title. 
 
6. Financial Implications . 
 
 Capital 
6.1 The Council could expect a net capital receipt of approximately £2.1m 

from the sale of the Vetch and if Members are minded to support a new 
community centre then a commitment is required to funding the new 
facility as a cost to this receipt. If the closure of St Phillips is agreed a 
capital receipt of approximately £150k could be expected from the 
disposal of the site for redevelopment and a saving of £750k would be 
made on the essential repairs and upgrading.. No additional costs are 
currently identified however large financial contributions from the 
developer towards any planning obligations arising from the 
development may have an impact on the level of capital receipt for the 
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site. The cost of providing the community facility can be met by the 
successful developer with a reduced receipt for the Council but with no 
additional call on Council capital budgets. This would require an 
adjustment in the corporate asset disposal programme to reflect the 
reduced capital receipt from this site. 

 
 Revenue 
6.2 St. Phillips Community Centre currently receives a grant from Council 

towards utility costs of £2,669 p.a. This funding would transfer to the 
new facility when St Phillips closes. The closure of St Phillips and the 
provision of a new facility would also address the outstanding 
maintenance requirement of £750,000. There is no further revenue 
budget allocated to support the facility. A business plan will be 
prepared to confirm that the facility is financially sustainable. The 
business plan will need to demonstrate that the cost of maintaining the 
premises can be supported by the project, throughout its life.  This 
includes both the new community centre and public open space. 

 
7. Recommendations 
 It is recommended that:  

• the Vetch Masterplan be adopted as Supplementary Planning 
Guidance to Swansea Local Plan Review No.1 Policy H2 

• the Vetch site be marketed in line with the Masterplan 
• a new community facility be provided by the successful developer as 
part of the redevelopment at a cost not exceeding £1m and that a 
specification be agreed and included in the marketing brief. 

• developers be given the option of bringing forward for consideration 
a design solution for a new community facility based on a mixed use 
building unit. 

• the Head of Community Regeneration engages with the community 
in the development of the specification for this facility 

• St Phillips Community Centre be closed as a consequence of this, 
on completion of the new facility, and that the site be marketed for 
redevelopment 

• authority be given to submit any planning or other applications 
necessary to allow development of the site to proceed 

• the target for Asset Disposals and the Capital Programme be 
adjusted to reflect a reduced capital receipt for the premises 

 
 
Contact Officer: Neil Ranft 
(  01792 637275 
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Appendix A 
Report of Consultations 

 
1. Introduction 
 
1.1 The draft masterplan and options were presented to the public in the 

form of an exhibition, manned by Council officers and consultants, at the 
Salvation Army Swansea Citadel on May 18th and 19th 2006. 

 
1.2 Invitations to the event were sent to all key stakeholders and those 

consulted during the early stages of the study. Approximately 160 people 
(representing largely local residents) attended the exhibition and were 
invited to complete a comments form.  Following the exhibition, the 
panels were displayed in the foyer of County Hall for a further two weeks. 

 
1.3 82 comments sheets were returned, the results of which are detailed 

below.  During the exhibition verbal conversations were also recorded to 
ensure opinions that were not written down were still acknowledged.   

 
1.4 The proposals were generally well received. However a clear message 

from the public consultation exercise was that many residents felt that St 
Phillips Community Centre was not a community centre for the 
Sandfields and served an all Swansea role. Many respondents indicated 
that they didn’t use St Phillips because the centre was always fully 
utilised. Therefore local groups and residents had nowhere to go.   The 
consultation indicated that there is a need for new or improved 
community facilities whether in a refurbished or new building.  The 
adequacy of the proposed children’s play space was also a key issue 
with detailed representations made regarding the need for greater 
provision of play space than currently planned. 

 
2. Housing 
 
2.1 Comments received regarding the proposed housing scheme were 

generally positive. 
 
2.2 31% of respondents strongly supported private market housing for the 

site although support was stronger for affordable housing which was 
supported by 80% and 48% of respondents named affordable housing as 
one of their top three priorities for the area.  

  
2.3 The provision of sheltered housing on the site raised the most concern 

with 33% of respondents against the idea. There were fears that this may 
reduce the residential amenity, and could create anti-social behaviour 
problems. One respondent believed the area was saturated with rental 
accommodation already. 

 
2.4 The size of the homes was also a concern with respondents indicating 

there were not enough affordable 3-bedroom homes in the area.  Three 
respondents did not think that four-storey townhouses are a good idea 
indicating that the buildings would look claustrophobic.  The development 
of 3 and 4 storey townhouses behind properties on William Street was 
also a concern for local residents in terms of ‘overlooking’. 
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2.5 The design of new housing was important for one respondent who 
suggested the developments should reflect SA1 waterfront.  Another 
emphasised avoiding the standard volume house builder style homes. 

 
2.6 With regards to existing residential property, returning garden spaces 

previously taken by the stadium development was well received. Specific 
reference was made to returning garden space to 17 Madoc Street, and 
the last 2-3 houses on Williams Street. The possibility of creating rear 
access to properties along Williams Street was also mentioned. 

 
3. Public Open Space 
 
3.1 The proposed central open space and grassed area was supported by 

85% of respondents; with 72% of respondents strongly supporting the 
proposal and 53% identified it as their top priority for the masterplan.  

 
3.2 Comments received not only identified the fact that there should be an 

emphasis on creating new space but specifically what this space should 
be used for.  Suggestions included: a Lido to perhaps reflect a sea/water 
theme, ‘boules’ area, a non-specific multipurpose youth activity area and 
even an ice rink.  Themes evident throughout these comments were the 
importance of an area the children will be able to use safely and ensuring 
green space was a central theme to the masterplan.   

 
3.3 The multipurpose play area was strongly supported by 59% of 

respondents with 31% of respondents identifying the multipurpose play 
area as one of the three priorities for the area.  32% of respondents also 
supported the potential for a youth shelter.  

 
3.4 A criticism of the masterplan is the apparent loss of existing play areas 

and their replacement with insufficient new play space.  One such 
comment identified an overcrowding of the whole area and needing more 
space for children than currently proposed.  

  
4. Home Zone  
 
4.1 Respondents positively welcomed the concept of introducing a home 

zone.  Some suggested this should be extended from the Vetch Field 
into nearby streets such as Spring Terrace and Western Street which 
include areas surrounding local schools.  Reference was made 
specifically to the need for speed restrictions on Richardson and Western 
Streets.  One respondent believed the restriction will be impossible to 
enforce with ‘boy racers intent on speeding through the area’. Another 
criticism included home zones creating a potential problem for 
emergency services accessing properties and the corner of William 
Street was identified as a likely area for a road traffic accident. 

5. St Philips Community Centre 
 
5.1 This was identified as a major issue for the masterplan based upon 

dissatisfaction with St Phillip’s as a “local” centre and the communities 
desire for a new centre to meet local needs.  The potential for 
environmental improvements to the setting of St. Phillips Community 
Centre was supported by 53% of the respondents (31% strongly 
supported and 23% supported). The refurbishment of the Centre was 
supported by 47% with 27% disagreeing with this option. Just under 30 
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% of respondents supported the creation of a new car park on the 
Recorder Street site to serve the needs of the Centre. 

 
5.2 Respondents expressed a range of views regarding the need to replace 

or renovate the existing centre. 
§ The community centre by implication should be located in the centre 

and not the periphery of Sandfields. 
§ St. Philips is already overused and too small.  Youth clubs are 

looking for a building where you can play 5-a-side football, have 
boxing classes and play basketball. 

§ The existing community centre is located too close to a dual 
carriageway and the majority of pedestrians are not willing to go 
through the underpass to access it. 

§ Pedestrian access to St. Philips community building does not suite 
elderly, disabled or mothers with prams. 

 
6. Landmark Building - Community Facility 
 
6.1 There is strong community expectation that the redevelopment of the 

Vetch will provide a landmark community building to meet the various 
needs of the Sandfields community. 24% of respondents put the 
landmark building with community related uses in their top three 
priorities. Respondents emphasised the need to develop an area that 
stood out in terms of design and layout.  Three members of the public 
suggested the need for a landmark that converts the Vetch Field into ‘a 
state of the art, innovative and show case area, the rest of Swansea can 
be proud of.’ 

 
6.2 Whilst one respondent believed the a landmark building needed to be a 

historical monument that portrayed the history of the Vetch site, another 
respondent indicated the landmark should be a building that could be the 
benchmark to sustainability in the area using alternative energy sources 
and sustainable materials. Other comments received included: 
§ The centre needs to have an innovative and fresh approach. 
§ The need to develop a sustainable building that includes solar 

panels. 
§ Need for a community building must be considered in relation to 

existing provision such as at Christchurch. 
§ Childcare facilities must be incorporated into the building. 
§ Requires a clinic/doctor’s surgery as other facilities are too far away 
§ To have a building which served the city as a whole because the 

residential area is so close to the city centre. 
 
7. Transport 
 
7.1 The main issues raised by individuals can be summarised as follows: 

§ The bus station is some distance from the area – a problem for 
people with restricted mobility. 

§ On street car parking conflicts exist with employees of nearby 
offices. 

§ Existing car parking extremely limited for St Philips Community 
Centre. 

§ Proposals for reduced speed restriction in the area have been well 
received and it is suggested to extend it further out of the 
masterplan area. 
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§ Concerns of an increase in traffic congestion in the surrounding area 
for example on Clarence Terrace. 

§ Parking and access must be integrated with housing – proposals do 
not account for this. 

§ Not enough parking spaces proposed per ratio of housing. 
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