
PLANNING COMMITTEE – 1ST NOVEMBER 2016

ITEM 1 APPLICATION NO: 2016/1046
WARD: Gorseinon - Area 1

Location: Land At Ta Centre, Park Road, Gorseinon, Swansea, SA4 4 Up
Proposal: Demolition of existing buildings and construction of a residential 

development for 37 dwellings comprising of 30 x one bedroomed flats,  
6 x two bedroomed flats and one detached bungalow with associated 
access and landscaping works

Applicant: Coastal Housing Group 
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BACKGROUND INFORMATION 

POLICIES

UDP - EV2 - Siting 
The siting of new development shall give preference to the use of previously developed land 
and have regard to the physical character and topography of the site and its surroundings. (City 
& County of Swansea Unitary Development Plan 2008).

UDP - HC2 - Urban Infill Housing 
Housing development within the urban area will be supported where the site has been 
previously developed, its development does not conflict with other policies, does not result in 
ribbon development, and the coalescence of settlements, overintensive development, significant 
loss of residential amenity, significant  adverse effect on the character and appearance of the 
area, loss of urban green space, significant  harm to highway safety, significant  adverse effects 
to landscape, natural heritage, security and personal safety, infrastructure capacity, and the 
overloading of community facilities and services. (City & County of Swansea Unitary 
Development Plan 2008)

UDP - EV33 - Sewage Disposal 
Planning permission will normally only be granted where development can be served by the 
public mains sewer or, where this system is inadequate, satisfactory improvements can be 
provided prior to the development becoming operational. (City & County of Swansea Unitary 
Development Plan 2008)

UDP - EV1 - Design 
New development shall accord with a defined set of criteria of good design. (City & County of 
Swansea Unitary Development Plan 2008).

UDP - EV3 - Accessibility 
Proposals for new development and alterations to and change of use of existing buildings will be 
required to meet defined standards of access. (City & County of Swansea Unitary Development 
Plan 2008)

UDP - HC3 - Affordable Housing 
Provision of affordable housing in areas where a demonstrable lack of affordable housing exists.  
(City & County of Swansea Unitary Development Plan 2008)

UDP - EV35 - Surface Water Run-Off 
Development that would have an adverse impact on the water environment due to:
i) Additional surface water run off leading to a significant risk of flooding on site or an 

increase in flood risk elsewhere; and/or, 
ii) A reduction in the quality of surface water run-off.

Will only be permitted where it can be demonstrated that appropriate alleviating 
measures can be implemented. (City & County of Swansea Unitary Development Plan 
2008)
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UDP - EV40 - Air, Noise and Light Pollution 
Development proposals will not be permitted that would cause or result in significant harm to 
health, local amenity, natural heritage, the historic environment or landscape character because 
of significant levels of air, noise or light pollution. (City & County of Swansea Unitary 
Development Plan 2008)

UDP - EV34 - Protection of Controlled Waters 
Development proposals that may impact upon the water environment will only be permitted 
where it can be demonstrated that they would not pose a significant risk to the quality and or 
quantity of controlled waters. (City & County of Swansea Unitary Development Plan 2008)

UDP - EV30 - Trees, Woodland and Hedgerow Protection 
Protection and improved management of woodlands, trees and hedgerows which are important 
for their visual amenity, historic environment, natural heritage, and/or recreation value will be 
encouraged. (City & County of Swansea Unitary Development Plan 2008)

SITE HISTORY

App Number Proposal Status Decision Date 
2016/1046 Demolition of existing buildings 

and construction of a residential 
development for 37 dwellings 
comprising of 30 x one 
bedroomed flats,  6 x two 
bedroomed flats and one 
detached bungalow with 
associated access and 
landscaping works

PDE
 

2016/0101 PRE APP SCREENING 
OPINION Residential 
development for 37 dwellings

PREINI 02.03.2016
 

2015/2530 (Pre-application) Residential 
development for 37 dwellings

PREP
OS

27.01.2016

This application is reported to Committee for decision as the development meets the 
Development Threshold set out in the Council’s Constitution.

RESPONSE TO CONSULTATION

The development was advertised on site and the application was also advertised in the Press on 
the 13th June 2016.

THIRTY LETTERS OF OBJECTION were received and the comments are summarised below:
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Traffic and Highways:
* Additional traffic and roadside parking would cause significant traffic problems and therefore 
be a safety hazard for motorists and pedestrians;
* Access off Loughor Common is dangerous as it is near to a blind corner which has seen 
previous accidents;
* Insufficient parking for number of units proposed;
* The two access roads will be used as short cuts by residents of Penrhos, Penmynydd & 
Loughor Common to & from Park Road – potential for accidents and nuisance to residents in the 
proposed development;
* Park Road and Loughor Common are too narrow for cars to pass each other.
* There has never been access onto Loughor Common from the TA Centre site;
* Pedestrian access from the proposed development into Loughor Common is unnecessary as 
this can already be achieved via Tirmynydd to the east and the public footpath to the west off 
Park Road. Allowing pedestrian access onto Loughor Common may encourage an increase in 
criminal or anti-social behaviour;
* The three churches in the Park Road area cause a parking problem and these new houses 
would exacerbate this;
* Concerns over how delivery lorries and service vehicles would access the site

Residential Amenity/ Visual Impact:
* Development is out of keeping with the properties of the area which are mainly privately owned 
one and two storey dwellings;
* Proposed buildings would overlook properties of Park Road, Penrhos and Loughor Common 
leading to loss of privacy and light;
* High density development out of keeping with the surrounding low density suburban residential 
owner-occupier homes;
* Building flats would blemish what is currently an established residential area;
* The TA Centre caused no nuisance to local residents;

Other issues:
* The consultation was not robust enough. Residents of Kingsbridge Ward adjacent to the site 
were not contacted and Loughor Common is the only vehicular access route for our estate;
* Argyle Gardens has a history of anti-social behaviour and this development could potentially 
increase this;
* Development would lead to depreciation in the value of existing homes;
* Loss of existing mature trees on site;
* No reference to a control programme for management of Japanese Knotweed;
* Increase in risk of local flooding due to change in levels and the drainage system will not be 
able to cope with excess water draining from the proposed development. No reference to 
mitigation measures being proposed to counter surface water flooding risk.
* Development will lead to further problems with sewerage system which is already at capacity;
* Noise and dust created during the construction leading to impact on health and well-being of 
local residents;
* Rodent issue in existing building. Its demolition will drive the problem to nearby properties;
* Risk of contamination of disturbed substances during demolition and construction posing an 
unhealthy environment and health risks
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Gorseinon Town Council – A large delegation of 50 residents from adjoining the site were 
allowed to speak prior to discussion. Following a number of resident meetings over the proposal 
they objected to the proposal on the following grounds which were presented by spokespersons 
on behalf of residents:

Highway safety, drainage and flooding concerns; intensive form of development; likely problems 
from tenants; 3 storeys form of development being unacceptable; adverse impact upon 
adjoining residents and likely congestion from on street parking issues. 

Following discussion the Town Council discussed the proposal and resolved to OBJECT on the 
following grounds:

1. Overdevelopment – The layout proposed too many properties for the size of the site, 3 storey 
properties were considered inappropriate in this location, and deemed more in keeping for a city 
centre location. 
2. The mix of properties was considered inappropriate for this residential area, and would 
introduce an unacceptable mix of property types – residents and members preferred a layout 
comprising retirement bungalows for the elderly on this site.
3. Highways – The layout of the roads within the proposal was considered unacceptable, 
creating too many new access points onto Loughor Common and Park Road. It was noted 
Loughor Common led to a dead end. The intensity of the development would result in additional 
vehicle movements and on street parking, and would worsen the already dangerous junctions at 
the end of Park Road onto Alexandra Road.
The layout of the development would also lead to rat runs through the site. Park Road is already 
used by motorists as a short cut to avoid Gorseinon traffic lights, and highway safety concerns 
were raised. Additional on street parking would lead to congestion and difficultly for emergency 
vehicles to access the area, as the roads are restricted to single lane at present.
4. Sewerage – The existing system in this area is outdated, and at capacity and cannot 
accommodate the additional development without upgrading.
5. Flooding – The change in levels and layout of the development would worsen the flooding 
problems already experienced for residents of properties in Loughor Common adjoining the site. 
Removal of the trees/hedges on the site would also lead to further flooding issues.
6. Knotweed exists on the site and needs to be surveyed and removed. Specialists have 
advised on pollution on site.
7. The current TA centre does not create problems or concerns for residents and has been a 
good neighbour. 

The Committee voted to support the opposition of local residents and voted unanimously to 
oppose the development in its current form for the reasons stated above. 

Council’s Head of Highways and Transportation: 

PROPOSALS 
Proposals are for the demolition of existing buildings and construction of a residential 
development for 37 dwellings comprising of 30 one bedroomed flats, 6 two bedroomed flats and 
1 detached bungalow with associated access and landscaping works.
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EXISTING FEATURES
The proposed development site is occupied by a former, now disused, TA Centre which lies in 
an established residential area on a plot of land that intersects between Park Road and Loughor 
Common, Gorseinon. It comprises a hardstanding and a long hipped roof brick building sited at 
the centre. The building was formerly used as a garaging area for the TA centre but has been 
vacant for some time. 

The site is in private ownership and is inaccessible to the public. It has direct frontage along 
Park Road and benefits from 2 gated vehicular access points in the north west and north east 
corners. Park Road is a long straight road adjoining West Street to the east and Alexandra Road 
to the north west of the site. A public right of way delineates to the rear of properties fronting 
Penrhos along the south west corner of the site. 

BACKGROUND
In terms of planning history, there have been a number of previous applications pertaining to 
this site comprising various alterations and erections of offices in relation to the TA Centre.

This application submission follows a formal pre application enquiry (Ref:2015/2530) in which a 
response from the Local Planning Authority dated 27th January 2016 highlighted that the 
principle of the development is supported subject to detailed considerations relating to the 
design of the proposal.  
   
PROPOSED LAYOUT
The site benefits from frontage along Park Road and Loughor Common to the north and the 
south respectively and the proposal incorporates two 5.5m width internal roadways which 
intersect on a north to south axis and are bounded by 2m footways and by off street parking 
spaces either side. A separate access point is provided in the north-west corner which serves as 
a parking courtyard for residents of a 3 storey block of flats. The vehicular access points are 
designed with visibility splays in both directions along Park Road and Loughor Common 
allowing ingress and egress into the site. Vision splays from 2.4m back from the give way line at 
the junctions provide visibility in excess of 45m in both directions (with the exception of the 
south west junction with Loughor Common which allows for approximately 40m which is 
considered acceptable. Footways of 2m width are proposed on Park Road and Loughor 
Common. The development has been designed to accommodate a pedestrian friendly 
environment with level footways promoting ease of access for all potential users. In addition, 
residential and visitor parking is proposed.

In line with design standards, the development is accessible by several modes of transport with 
links to the wider road network and within close proximity to a number of essential services and 
facilities including Gorseinon bus station, facilitating a link with both the City Centre and 
Gowerton railway station approximately 3km to the south east. 

PARKING PROVISION
Proposals are for a total of 37 dwellings comprising of 30 one bedroomed flats, 6 two 
bedroomed flats and 1 detached bungalow indicated as being 4+ bedroom. Proposed parking 
provision accords with the agreed adopted standards with provision being made for residents, 
visitors and to include for disabled drivers. 
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SUSTAINABILITY & ACCESSABILITY
The application site is located in a highly accessible location and lies approximately 0.6km to the 
south west of Gorseinon District Shopping Centre which has a wide range of shops, food stores, 
cafes, pubs and restaurants. Several local schools are within walking distance, including 
Gorseinon Primary, Penyrheol Primary and Comprehensive along with Tre Uchaf Primary and 
Gower College which are within 1.3km. The site also lies close to and benefits from convenient 
access to a number of public services including Gorseinon Library, the bus station, Gorseinon 
Hospital and a number of places of worship. 

TRAFFIC GENERATION
There will obviously be an increase in vehicle movements in the vicinity during the morning and 
evening peak periods. In line with nationally held data, a development such as this could be 
expected to generate around 22 movements in the peak period which equates to approximately 
1 movement every 3 minutes in each peak hour.

CONCLUSION
1. The proposals benefits from suitable access and parking arrangements in accordance with 
adopted standards. It is unlikely that the development would exacerbate existing highway 
parking issues on the surrounding network.
2. Extra movements in the peak period generated by the development are not considered to be 
excessive.
3. Provision of footways on Park Road & Loughor Common where there are currently verges will 
increase safety for pedestrians.

RECOMMENDATION
1. All internal roads are to be built to Highway Authority specification, details to be submitted 
and approved by the local planning authority.
2. Footways on Park Road and Loughor Common are to be built to Highway Authority 
specification and completed prior to occupation. Highway works are subject to an agreement 
under Section 278 of the Highways Act 1980.
3. Prior to any works commencing on site, a Construction Management Plan shall be submitted 
to and approved in writing by the Local Planning Authority. The approved traffic management 
plan shall be implemented and adhered to at all times unless otherwise agreed by the Local 
Planning Authority.

NOTES:
1. During pre-application discussions, the matter of regularising the boundaries with regard to 
the adopted highway was raised. There is an overlap of the proposals with the adopted highway 
and possibly some stopping up of the highway will be necessary. Applicants must satisfy 
themselves with regard to exact site/highway boundaries before carrying out any development 
works, in order that any necessary highway works licences are obtained, or the requirement to 
extinguish highway rights are addressed. Notes to this effect must be included on all submitted 
drawings for approval.

2. All off-site highway works are subject to an agreement under Section 278 of the Highways Act 
1980. The design and detail required as part of a Section 278 Agreement will be prepared by 
the City and County of Swansea. In certain circumstances there may be an option for the 
developer to prepare the scheme design and detail, for approval by the City & County of 
Swansea. 
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However, this will be the exception rather than the rule. All design and implementation will be at 
the expense of the developer. The Developer must contact the Highway Management Group, 
The City & County of Swansea, Guildhall c/o Civic Centre, Swansea SA1 3SN before carrying 
out any work. Please contact the Senior Engineer (Development), e-mails to tel no. 01792 
636091. 

Council’s Drainage Section: We have reviewed the submitted application and based on the 
submitted reports and site details consider that the development can be appropriately drained 
and recommend that the following is appended to any permissions given.

Condition 1
No development shall commence until the developer has prepared a strategy for the 
comprehensive and integrated drainage of the site showing how surface water and land 
drainage will be dealt with and this has been approved in writing by the Local Planning 
Authority. This scheme shall include details of a sustainable drainage system (SuDS) for surface 
water drainage and/or details of any connections to a surface water drainage network. The 
development shall not be brought into beneficial use until the works have been completed in 
accordance with the approved drainage scheme, and this scheme shall be retained and 
maintained as approved unless otherwise agreed in writing by the Local Planning Authority. 

Reason: 
To ensure that a satisfactory comprehensive means of drainage is achieved and that no 
adverse impact occurs to the environment and to minimise surface water run-off

Condition 2
Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995, (or any order revoking or amending that order), Classes A, B, C, D 
and E of Schedule 2, part 1 shall not apply.
Reason:
To prevent inappropriate development on site that may affect the onsite watercourse and create 
or exacerbate any existing flood risk issues. 

Informatives
Any works to the culverted watercourse may require the prior written consent of the Lead Local 
Flood Authority (LLFA) irrespective of any other permissions given, please apply to the City and 
County of Swansea via the Drainage and Coastal Management function who can be contacted 
via Application forms can be downloaded from our website at 

Council’s Planning Ecologist: The buildings on the site have been surveyed for bat roosts, no 
evidence of bat use of the buildings was found. As a precaution please include standard 
informatives. The surveyors have suggested some ecological enhancements these are detailed 
in sections 10.1 to 10.8 of the Ecological Report. A condition requiring the mitigation measures 
to be installed should be included on the grant of any planning permission. 

Council’s Education Section – This is a residential development of 37 units which consist of the 
following:
* 26 x 2person One bedroomed flats;
* 10 x 3person Two bedroomed flats; 
* 1 x 5person Three Bedroomed adapted bungalow.
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In view of the nature of accommodation proposed (i.e. flats) I can confirm that there will now be 
no request made for a Developer’s Contribution at this time.

Council’s Pollution Control Division – Offer no objection to the proposal but would like to attach 
the following condition and comments: -

Conditions: -
Land:
* Prior to the beneficial use of the development commencing, the applicant shall submit the 
‘Supplementary Site Investigation Report’ regarding the condition of the land once the existing 
buildings and hardstanding’s have been removed.  The site investigation report is to confirm the 
presence or absence of, and to quantify, those potentially significant source-pathway-receptor 
pollutant linkages identified within the Integral Geotechnique (Wales) Limited report submitted.
Reason: To ensure that the safety of future occupiers is not prejudiced.

* If, during the course of development, contamination not previously identified is found to be 
present at the site no further development [unless previously agreed in writing with the Local 
Planning Authority] shall be carried out until the developer has submitted, and obtained written 
approval from the Local Planning Authority for, a detailed strategy for dealing with said 
contamination.
           Reason: To ensure that the safety of future occupiers is not prejudiced.

* Any topsoil [natural or manufactured],or subsoil, to be imported shall be assessed for chemical 
or other potential contaminants in accordance with a scheme of investigation to be submitted to 
and approved in writing by the Local Planning Authority in advance of its importation. Only 
material approved by the Local Planning Authority shall be imported. All measures specified in 
the approved scheme shall be undertaken in accordance with the relevant Code of Practice and 
Guidance Notes. 
Subject to approval of the above, verification sampling of the material received at the 
development site is required to verify that the imported soil is free from contamination and 
shall be undertaken in accordance with a scheme agreed in writing by the LPA. 

Reason: To ensure that the safety of future occupiers is not prejudiced.

Comments: -

INFORMATIVES:

1          Construction Noise
The following restrictions should be applied to all works of demolition/ construction carried out 
on the development site
All works and ancillary operations which are audible at the site boundary shall be carried out 
only between the hours of 08.00 and 18.00 hours on Mondays to Fridays and between the hours 
of 08.00 and 13.00 hours on Saturdays and at no time on Sundays and Public Holidays and 
Bank Holidays.
The Local Authority has the power to impose the specified hours by service of an enforcement 
notice.
Any breaches of the conditions attached to such a notice will lead to formal action against the 
person[s] named on said notice.
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2   Smoke/ Burning of materials
     No burning of any material to be undertaken on site.
The Local Authority has the power to enforce this requirement by service of an abatement 
notice.
Any breaches of the conditions attached to such a notice will lead to formal action against the 
person[s] named on said notice.

3    Dust Control:
During construction work the developer shall operate all best practice to minimise dust arisings 
or dust nuisance from the site. This includes dust and debris from vehicles leaving the site.
The Local Authority has the power to enforce this requirement by service of an abatement 
notice.
Any breaches of the conditions attached to such a notice will lead to formal action against the 
person[s] named on said notice.

4    Lighting
During construction work the developer shall operate all best practice to minimise nuisance to 
locals residences from on site lighting. Due consideration should be taken of the Institute of 
Lighting [www.ile.org.uk ] recommendations

Council’s Japanese Knotweed Officer: The following condition must be placed upon this 
application.

A detailed scheme for the eradication of Japanese Knotweed shall be submitted to and 
approved in writing by the Local Planning Authority, and shall be implemented prior to the 
commencement of work on site.

Reason - In the interests of the ecology and amenity of the area

In order for the condition to be discharged, the developer must devise an appropriate and 
suitable method statement, acceptable to myself, for the control of the plant.

Natural Resources Wales:   We have significant concerns with the proposed development as 
submitted. However, we consider that these concerns can be overcome, subject to the following 
conditions being imposed on any planning permission your Authority is minded to grant. 

Contaminated Land 
We have reviewed the document entitled; ‘TA Centre, Gorseinon: Site Investigation Report (Ref: 
11682/SI/15/SI)’, by Integral Geotechnique, along with the letter (Ref: 11682/PB), dated 10 
February 2016, also by Integral Geotechnique. 
We concur with recommendations made in the report that further investigation is required to fully 
characterise the site in order to; 
* Understand all sources on site,
* to discover whether the stream is culverted and what drains on site connect to it, 
* to undertake adequate risk assessment for controlled waters. 

We also note that some soakaway test have been undertaken on site and that there may be 
areas yet to be uncovered that may prove more suitable.
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Owing to current ambiguity of the location of the surface waters on the site, the issues 
highlighted above, we advise that the following conditions be added to any planning permission 
that your Authority may be minded to grant: 

Condition: Prior to the commencement of development approved by this planning permission (or 
such other date or stage in development as may be agreed in writing with the Local Planning 
Authority), the following components of a scheme to deal with the risks associated with 
contamination of the site shall each be submitted to and approved, in writing, by the Local 
Planning Authority: 
1. A preliminary risk assessment which has identified: 
* all previous uses 
* potential contaminants associated with those uses 
* a conceptual model of the site indicating sources, pathways and receptors 
* potentially unacceptable risks arising from contamination at the site. 
2. A site investigation scheme, based on (1) to provide information for a detailed assessment of 
the risk to all receptors that may be affected, including those off site. 
3. The site investigation results and the detailed risk assessment (2) and, based on these, an 
options appraisal and remediation strategy giving full details of the remediation measures 
required and how they are to be undertaken. 
4. A verification plan providing details of the data that will be collected in order to demonstrate 
that the works set out in (3) are complete and identifying any requirements for longer-term 
monitoring of pollutant linkages, maintenance and arrangements for contingency action. 
Any changes to these components require the express consent of the Local Planning Authority. 
The scheme shall be implemented as approved. 

Reasons: Natural Resources Wales considers that the controlled waters at this site are sensitive 
and that contamination is known/strongly suspected at the site due to its previous use. 

Condition: Prior to occupation of any part of the permitted development, a verification report 
demonstrating completion of the works set out in the approved remediation strategy and the 
effectiveness of the remediation shall be submitted to and approved, in writing, by the Local 
Planning Authority. The report shall include results of sampling and monitoring carried out in 
accordance with the approved verification plan to demonstrate that the site remediation criteria 
have been met. It shall also include any plan (a ‘long-term monitoring and maintenance plan’) 
for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency 
action, as identified in the verification plan, and for the reporting of this to the Local Planning 
Authority.

Reasons: To demonstrate that the remediation criteria relating to controlled waters have been 
met, and (if necessary) to secure longer-term monitoring of groundwater quality. This will ensure 
that there are no longer remaining unacceptable risks to controlled waters following remediation 
of the site. 

Condition: Reports on monitoring, maintenance and any contingency action carried out in 
accordance with a long-term monitoring and maintenance plan shall be submitted to the Local 
Planning Authority as set out in that plan. On completion of the monitoring programme a final 
report demonstrating that all long- term site remediation criteria have been met and 
documenting the decision to cease monitoring shall be submitted to and approved in writing by 
the Local Planning Authority. 
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Reasons: To ensure that longer term remediation criteria relating to controlled waters have been 
met. This will ensure that there are no longer remaining unacceptable risks to controlled waters 
following remediation of the site. 

Condition: If, during development, contamination not previously identified is found to be present 
at the site then no further development (unless otherwise agreed in writing with the Local 
Planning Authority) shall be carried out until the developer has submitted, and obtained written 
approval from the Local Planning Authority for, an amendment to the remediation strategy 
detailing how this unsuspected contamination shall be dealt with. 
Reasons: Given the size/complexity of the site it is considered possible that there may be 
unidentified areas of contamination at the site that could pose a risk to controlled waters if they 
are not remediated. 

Foul Water Disposal and Memorandum of Understanding 
As your Authority is aware, since 2007, issues have come to light regarding the foul and surface 
water drainage networks in this area. This has resulted in additional pollution and nutrient 
loading spilling into the Loughor WFD water body. As such, a Memorandum of Understanding 
(MOU) has been prepared to enable development in this area to go forward. 

Protection of the water environment is a material planning consideration and your Authority must 
be satisfied that the proposed method of foul and surface water drainage from the proposal will 
not cause any detriment to water quality. 

We assume that it is intended to dispose of foul water to the main sewerage system, which is 
our preferred and most sustainable method of foul water disposal. Please note that it is likely we 
would oppose any alternative proposal for a non-mains drainage system at this location.

We strongly recommend that your Authority consult with Dwr Cymru/Welsh Water (DCWW) to 
ensure hydraulic capacity exists at the treatment works to accommodate the flows from this 
development, without causing pollution. 

We would also remind your Authority that to accord with the terms and content of the agreed 
MOU, foul connections should only be allowed when compensatory surface water removal or 
suitable improvement scheme has been implemented within the same catchment. 

For larger scale developments such as this, bespoke solutions will be necessary, depending on 
the size and location of the particular development. We recommend that applications such as 
this are discussed with the Technical Advisors Group. 

The agreed relevant details must be recorded on your Authority‘s register of compensatory 
surface water disposal. 

In addition to capacity and hydraulic overload issues, the Loughor WFD water body is 
understood to be sensitive to nutrient enrichment, notably to Phosphorus – a constituent of 
sewage-related discharges. Consequently, the UK has an obligation under the Water 
Framework Directive to protect sensitive water bodies from deterioration. 
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With regard to surface water disposal, it is imperative that no surface water is allowed to enter 
the sewerage infrastructure. This is in order to avoid hydraulic overloading of the sewerage 
system. 

We recommend that your Authority’s Drainage Engineers are also consulted in relation to the 
surface water proposals. This is in order to ensure there is no connection of surface water to the 
main sewerage system. 

The applicant should also be encouraged to investigate and implement additional forms of 
sustainable drainage techniques (SUDS) within the development, for example grey-water 
recycling, rain-water harvesting, permeable paving, etc. – wherever possible. 

Protected Species and Ecology 

A bat survey has been submitted in support of the above application entitled; ‘Bat Report: The 
Old TA Centre, Gorseinon, Swansea’, dated October 2015, by Richard Watkins. This report 
states that bats were not using the buildings and trees at the site. We therefore have no further 
comments to make in relation this matter. 
We also note the provision of the document entitled; ‘Extended Phase 1 Survey: The Old TA 
Centre, Gorseinon, Swansea’, dated September 2015, by Richard Watkins. Section 6 of this 
report makes a number of recommendations, which we advise be discussed and agreed with 
your Authority’s Planning Ecologist.

Please note that we have not considered possible effects on all species and habitats listed in 
section 42 of the Natural Environment and Rural Communities (NERC) Act 2006, or on the 
Local Biodiversity Action Plan or other local natural heritage interests. We recommend that you 
seek further advice from your Authority’s Planning Ecologist in relation to these species and 
habitats. 

Pollution Prevention & Waste Management 
As your Authority will be aware there can be no deterioration of water bodies under the Water 
Framework Directive. Therefore, given the scale of the proposed development it is vital that all 
appropriate pollution control measures are adopted on site to ensure that the integrity of 
controlled waters (surface and ground) is assured. 

As best practice, we would advise the developer to produce a site specific Construction 
Management / Pollution Prevention Plan with particular reference given to the protection of the 
surrounding land & water environments. Provision of a specific Silt Management Plan, should 
also be considered. 

We would also recommend that a site waste management plan (SWMP) for the project is 
produced. Completion of a SWMP will help the developer/contractor manage waste materials 
efficiently, reduce the amount of waste materials produced and potentially save money. 
Guidance for SWMPs are available from the DEFRA website: (www.defra.gov.uk). 

We acknowledge that a SWMP may be something best undertaken by the contractor employed 
to undertake the project. Furthermore, we note that these documents are often ‘live’ and as such 
may be best undertaken post permission.

http://www.defra.gov.uk/
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Dwr Cymru Welsh Water:  We refer to your planning consultation relating to the above site, and 
we can provide the following comments in respect to the proposed development.

SEWERAGE
We have considered the impact of the foul flows generated by the proposed development upon 
the local public sewerage system and concluded that it is unlikely that sufficient capacity exists 
to accommodate the development without causing detriment to the existing services we provide 
to our customers, or in regard to the protection of the environment. 

We have been liaising with the developer of the proposed site and can confirm that they have 
instructed us to undertake a Hydraulic Modelling Assessment of the local public sewerage 
network. This Assessment will examine the existing network and consider the impact of the 
introduction of flows from the development upon its performance. Where required and 
appropriate, the Assessment will then identify solutions and points of communication to ensure 
that the site can be accommodated within the system. 

At present, in the absence of known solutions to accommodate the site we are not be able to 
provide suitable planning conditions to protect our existing customers and the environment. 

The Assessment is due for completion in August 2016 and we would request that appropriate 
conditions are submitted at this time. 

In relation to the requirements under the Memorandum of Understanding, we are also working 
with the developer to seek a suitable surface water removal scheme and would request that the 
developer continues to liaise with us to produce an appropriate outcome.

SEWERAGE TREATMENT
No problems are envisaged with the Waste Water Treatment Works for the treatment of 
domestic discharges from this site.

WATER SUPPLY
Dwr Cymru Welsh Water has no objection to the proposed development.

Our response is based on the information provided by your application.  Should the proposal 
alter during the course of the application process we kindly request that we are re-consulted and 
reserve the right to make new representation.

Amended consultation response received 13th September 2016. 

SEWERAGE
Conditions:
No development shall commence until a drainage scheme for the site has been submitted to 
and approved in writing by the local planning authority. The scheme shall provide for the 
disposal of foul, surface and land water, and include an assessment of the potential to dispose 
of surface and land water by sustainable means. Thereafter the scheme shall be implemented in 
accordance with the approved details prior to the occupation of the development and no further 
foul water, surface water and land drainage shall be allowed to connect directly or indirectly with 
the public sewerage system.
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Reason: To prevent hydraulic overloading of the public sewerage system, to protect the health 
and safety of existing residents and ensure no pollution of or detriment to the environment.

In relation to the requirements under the Memorandum of Understanding, we are continuing to 
work with the developer to seek a suitable surface water removal scheme and would request 
that the developer continues to liaise with use to produce an appropriate outcome.

SEWERAGE TREATMENT
No problems are envisaged with the Waste Water Treatment Works for the treatment of 
domestic discharges from this site.

WATER SUPPLY
Dwr Cymru Welsh Water has no objection to the proposed development. 

The Coal Authority: The application site falls within the defined Development High Risk Area; 
therefore within the application site and surrounding area there are coal mining features and 
hazards which need to be considered in relation to the determination of this planning 
application, specifically the site is likely to have been subject to historic unrecorded underground 
coal mining at shallow depth associated with coal that outcropped to the south of the site. 

The Coal Authority notes the submitted Site Investigation Report (December 2015, prepared by 
Integral Geotechnique (Wales) Ltd), which confirms site investigations across the site. The Coal 
Authority is able to confirm that the relevant permission was obtained from us for the works 
undertaken (Permit 11664). 

In terms of the boreholes that were advanced, whilst a coal seam was intersected, no evidence 
of voids or broken ground associated with former shallow workings were encountered and the 
Report confirms that the seam itself is sufficiently thin, insignificant and at such a depth not to be 
of concern. Accordingly, the site is considered to be safe and stable from a mining viewpoint.

The Coal Authority Recommendation to the LPA

The Coal Authority considers that the content and conclusions of the information prepared by 
Integral Geotechnique (Wales) Ltd is sufficient for the purposes of the planning system in 
demonstrating that the application site is safe and stable for the proposed development.  The 
Coal Authority therefore has no objection to the proposed development.  

APPRAISAL

Proposal

The proposal would involve the demolition of existing buildings at the TA Centre site and seeks 
full planning permission for a residential development comprising a mix of 37 no. units with 
associated access and landscaping works. The site was formerly occupied by the Ministry of 
Defence, comprising the TA Centre, and has been vacant for some time. The proposal is for 
100% affordable housing. 
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The proposal was the subject of a formal pre-application submission in December 2015 where-
in the principle of re-developing the site for residential development was confirmed to be 
acceptable in line with existing development plan policies. The design of the scheme has 
evolved over time taking into account comments provided by consultees including urban design 
following pre-application advice.

The 37 residential units will comprise of: 30 x one bedroom flats; 6 x two bedroom flats; 1x four 
bedroom (adapted bungalow) The units are of varying size and scale tailored to the schedule of 
accommodation and house type. The two person one bedroom flats are provisioned at ground 
and first floor level within a two storey building. The three person two bedroom flats comprise of 
slightly larger floor areas in accordance with DQR standards as does the adapted bungalow. 
The remaining 8 x two person one bed flats in the south west corner will be incorporated in a 
detached three storey building. 

The proposal has been designed around a simple layout comprising two internal access roads 
on a north to south axis with a central courtyard and accommodation in the in a block of flats in 
the west portion of the site which benefits from a dedicated parking courtyard. The site is 
connected via a vista that links from the eastern boundary, through the central courtyard and 
onto the internal access roads. 

Site & Surrounding Area

The application site has an area of approximately 0.58 hectares. Therefore this proposal falls 
within Schedule 2 of the Town and Country Planning (Environmental Impact Assessment) 
Regulations 1999, as the application site area exceeds 0.5 hectares. A Screening Opinion was 
carried out in accordance with the above regulations. It was considered that this proposal, by 
virtue of its nature and location, would not have a significant environmental impact. It was 
therefore determined that an Environmental Impact Assessment was not required to be 
submitted with this application.

The site comprises of a long plot of land which is broadly rectangular in shape.  The topography 
of the site is largely level with a slight incline towards the north boundary. The site is a 
developed plot comprising a large expanse of hardstanding with a long hipped brickwork 
building sited in the centre of little architectural merit. The building was formerly used as a 
garage for the TA Centre but is currently vacant and is in a deteriorating condition.  The site 
intersects between Park Road to the north and Loughor Common to the south, whilst Tirmynydd 
borders the eastern boundary. The remaining intersecting parcel of land, bounding the western 
boundary of the site, comprises of Einon House which is open frontage and faces directly onto 
the associated yard of the TA Centre. The boundaries are formed by a mixture of metal grill and 
barbed wire fencing with mature hedgerows along the east and north boundaries with areas of 
brickwork walls and iron gate access points in the north-west and north-east corners of the site. 

The site is located in a predominantly residential area defined by a varied build form. The 
southern boundary of the site is bounded by Loughor Common which is characterised by a 
mixed street-scene comprising a range of detached, semi-detached and terraced dwellings 
which are predominately two-storey. Park Road borders the north boundary of the site and is 
similarly varied in build form comprising a row of two-storey semi-detached dwellings and 
detached bungalows which are of hipped roof design. 
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The surrounding dwellings are finished in a variety of materials, including render, pebbledash 
and stonework facades with clay, concrete or slate roof tiles and a mix of timber and uPVC 
windows and doors. Given this mixed street scene, this has afforded an opportunity for the 
proposed development to create its own contemporary identity whilst still remaining sympathetic 
to the surrounding area in terms of scale and massing. 

Main Issues

The main issues to consider in the determination of this application relate to the acceptability of 
the principle of the development, the design/ visual impact of the proposals, impact on 
neighbouring amenity, highway safety, ecology, drainage and water quality issues, having 
regard to the prevailing provisions of the relevant UDP Policies and National Policy guidance. 
There are considered to be no additional issues arising from the provisions of the Human Rights 
Act. 

Development Plan Policy and Land Uses

National Planning Policy 
In line with recent Welsh Assembly Government guidance provided by Planning Policy Planning 
Policy Wales (PPW) (Jan 2016 8th Edition), the redevelopment of the former school site for 
housing, would ensure that previously developed land is used in preference to a greenfield site, 
and seeks to ensure new housing is well designed, meets national standards for the 
sustainability of new homes, makes a significant contribution to promoting community 
regeneration to improve the quality of life, and provides a greater choice and variety of homes in 
sustainable communities. 

Unitary Development Plan (UDP)

In terms of the principle of development, the application site lies within the defined urban area 
and the proposed development is consistent with the surrounding land use context which is 
predominantly characterised by residential dwellings. The land is not allocated for any 
designated land use and therefore comprises of a windfall site.  The site lies in a central location 
with easy access to the wider road network and public transport modes. As such the principle of 
the development is acceptable and is considered to be in compliance with the overriding aims of 
national planning guidance and the provisions of policies set out in the UDP which are included 
below. 

UDP Policy EV1 requires new developments to display a standard of design and layout 
sympathetic to the character and amenity of the site, its immediate surroundings and the 
broader area, which has regard to local amenities in terms of visual impact, loss of light or 
privacy, shared activity, traffic and parking implications.

Policy EV2 requires the siting of new developments to give preference to the use of previously 
developed land over Greenfield sites and for them to have regard to the physical character and 
topography of the site and its surroundings.

Policy EV3 requires proposals for new development to provide access and facilities for all, 
provide satisfactory parking levels, contribute to a high quality public realm, and are accessible 
to pedestrians, cyclists and users of public transport.
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Policy EV30 seeks to encourage the protection and improved management of woodlands, trees 
and hedgerows.

Policy EV33, EV34 and EV35 seek to ensure proposals are served by public mains sewer; do 
not pose a significant risk to the quality and quantity of controlled waters, and with respect to 
surface water, incorporate sufficient mitigation measures.

Policy AS1, AS2, AS5 and AS6 concern the design, siting and layout of development ensuring 
that they have regard to sustainable modes of transport in addition to requiring satisfactory 
parking levels.  

Policy HC2 supports housing development within the urban area where the site has been 
previously developed.

Policy HC3 encourages the inclusion of affordable housing in areas where a demonstrable lack 
of affordable housing exists and seeks the retention of affordable housing for such use through 
planning conditions, legal obligations and secure tenancy agreements.

Policy HC17 allows the Local Planning Authority to enter into negotiations with developers to 
deliver planning obligations under Section 106 of the Town and Country Planning Act 1990, and 
these provisions should be fairly and reasonably related in scale and kind to the individual 
development. In this respect the Council has adopted the Planning Obligations Supplementary 
Planning Guidance (2010) which is also relevant to the consideration of this application.

The Council has produced Supplementary Planning Guidance (SPG) entitled ‘Places to Live: 
Residential Design Guide’, which relates to developments of 10 or more houses.  The SPG is 
therefore also a material consideration in this instance.

Site Layout, Character and Appearance

The proposed development has been the subject of pre-application discussions which has fed 
into the overall proposed design. The proposed development will comprise a mix of house types 
of contemporary dwelling design, incorporating high quality and robust materials (mix of 
brickwork and render façade) that are considered sympathetic to the mixed design context of 
the street-scene. 

The proposed flats are provisioned within two-storey buildings which are pitched roof semi-
detached properties with side gable ends and projecting front and rear wing gabled extensions. 
The adapted bungalow is a pitched roof detached property, which corresponds to the 
neighbouring bungalow adjacent to Tirmynydd. The three-storey block of flats comprises a “T” 
shaped footprint and predominately pitched roof design. 

The development is located in the centre of a large residential area, which means it is essential 
that new street and footpaths align with existing routes around the site. This has been achieved 
via the use of short lengths of highway which link with the existing roads around the site. The 
site is further well connected via a vista that links from the eastern boundary, through the central 
courtyard and onto the local access roads, with the layout also giving priority to pedestrians, 
with the use of a pavement perimeter block, and the central courtyard. 
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The central blocks have been articulated to create a strong road side frontage whilst creating a 
private and discreet residential courtyard. The taller 3 storey block on the western portion of the 
site, creates natural surveillance for the courtyard

The development incorporates strong built frontages with buildings facing onto Park Road and 
Loughor Common and buildings that define focal spaces, in particular the three-storey block of 
flats in the western portion of the site. The orientation of the dwellings forms a loose rectangular 
enclosure with a central focal courtyard and ensures that suitable separation distances are 
achieved between neighbouring properties.  The three storey block to the west is set back off 
the highway and benefits from a spacious setting with outlooks onto areas of greenery to the 
south and west.  

The site will comprise a mix of soft and hard landscaping. Rear garden plots and areas of 
informal open space will be laid to grass, whilst the internal roadway will be laid in black asphalt 
boarded by parking spaces demarcated in buff block paving and internal footpaths in concrete 
slab paving. Parking area forecourts and driveways are delineated by areas of soft landscaping 
which helps to soften and break up areas of parking. The proposal will incorporate a planting 
schedule including a mixture of trees and shrubs to define street frontages and areas of informal 
open space. The details of the landscaping can be secured by way of planning condition. It is 
also recommended additional boundary measures are included on the intersection of the two 
internal access roads where they meet Park Road and Loughor Common to soften the car 
parking areas. It is recommended to include a condition to this effect.

Overall it is considered the proposal, whilst representing a high density form of development, 
achieves its own local distinctiveness with strong built frontages and a contemporary urban 
fabric. It is considered to be of an appropriate scale and massing and is commensurate to site 
coverage and the context of existing properties.  Furthermore, the proposal adopts a 
contemporary approach to façade treatments which allows for a distinct break from the local 
traditional context. 

On balance it is therefore considered would have no detrimental impact upon the visual 
amenities of the surrounding area. The proposal is therefore in accordance with UDP Policies 
EV1, EV2 and HC2 of the UDP and the guidance set out in Places to Live: Residential Design 
Guide SPG.

Residential Amenity 

The surrounding land use is predominantly characterised by residential dwellings. The proposed 
units range from two to three storeys in height. The topography of the site slopes towards the 
southern boundary. Notwithstanding this, the proposed units are sited at a sufficient distance 
from directly opposing elevations of neighbouring dwellings, and as such it is considered that 
the relationship and distance of neighbouring properties to the site is sufficient to ensure there 
would be no unacceptable impact on neighbouring residential amenity by virtue of any 
overlooking, overshadowing or overbearing impacts. 

Due regard has been taken with respect to separation distances between proposed residential 
units and these are compliant with the guidelines set out in the Places to Live: Residential 
Design Guide SPG. 
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Furthermore, the proposed units benefit from modest sized garden plots which will provide for 
sufficient sized amenity space for future occupiers. Overall it is therefore considered the 
proposal is compliant with Policies EV1, EV2 and HC2 of the UDP and the guidance set out in 
Places to Live: Residential Design Guide SPG. 

Ecology   

The planning application is accompanied by a bat survey and an extended phase 1 ecological 
survey. No evidence of bat use of the building was found. The surveyors have suggested a 
number of ecological enhancements. A condition requiring the installation of the suggested 
mitigation measures will be included on the grant of any planning permission. 

Access & Highway Safety Considerations 

Turning to access and highway safety, the proposed development will incorporate several new 
access routes into the site including two internal roadways linking Park Road and Loughor 
Common from north to south respectively. A separate access point is provided in the north-west 
corner which serves as a parking courtyard for the block of flats. Both internal roadways are 
indicated as being 5.5m wide to be bounded by 2m footways and by off-street parking spaces 
either side. Both include traffic calming measures at the midway point. The internal roadways 
are designed with visibility splays at the junctions with Park Road and Loughor Common in 
excess of 45m from a point 2.4m back from the give way line in both directions. The exception is 
the junction at the south west with Loughor Common which allows for approximately 40m into 
the bend. In line with agreed adopted standards a distance of 43m is recommended at a 
junction from a point 2.4m back from the give way line on a 30mph road. As the bend in the road 
onto Loughor Common from Penmynydd acts as a natural traffic calming measure, the Council’s 
Head of Highways and Transportation has advised that a difference of 3m is considered 
acceptable and that the visibility splays at that junction would be no worse, and in fact better, 
than many existing junctions throughout Swansea.

The development has been designed to accommodate a pedestrian friendly environment with 
level footways promoting ease of access for all potential users. With regards to parking, the 
Council’s Head of Highways and Transportation has advised that the levels of parking provision 
accords with the agreed adopted standards with provision being made for residents, visitors and 
to include for disabled drivers.

Notwithstanding the above, there have been numerous objections to the proposals. Those 
relating to highway issues are listed below:

1. Concerns with regards to development traffic exacerbating an issue of traffic using Park Road 
as a rat run to avoid traffic lights on Alexandra Road and an increase of traffic onto approach 
roads as a result of the development.

2. Concerns that a perceived lack of parking on the development will lead to an increase of cars 
parked on Park Road and Loughor Common. Local concerns highlight that when any services 
are held in the nearby churches attendees park on the former, while a lack of driveway space for 
properties on the latter, leads to residents parking on the highway. Concerns have also been 
raised that both Park Road and Loughor Common are too narrow for cars to pass each other.
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3. It is felt that the internal access roads of the development are unnecessary and will act as 
shortcuts. Furthermore it is felt that the internal access onto Loughor Common at the south west 
corner is dangerous as it is close to a blind bend and that traffic leaving Penmynydd does so at 
speed and in the middle of the road.

4. Accidents in the area have been cited.

5. Concerns over how delivery lorries and service vehicles would access the site.

The Council’s Head of Highways and Transportation has provided the following response to 
address highway and road safety concerns. 

1. In line with nationally held data, a development such as this could be expected to generate 
around 22 movements in the peak period which would equate to 1 vehicle movement every 3 
minutes in each peak period which is not considered to be excessive. Vehicles would not all be 
travelling in the same direction or all using the same junction, neither would they all be leaving 
the development at the same time, any additional traffic would disperse naturally.

2. Proposed parking provision within the development accords with agreed adopted standards 
with residents, visitors and disabled spaces being provided for. In addition to this, it has been 
shown that the development is in a highly sustainable location. Therefore it is unlikely that there 
would be any overspill parking onto the surrounding highway network. Parking for church 
services is considered to be a temporary, occasional occurrence. The nearby church has a car 
park and any resulting overspill parking on neighbouring streets would be expected to disperse 
within a relatively short time period. There are parking restrictions near the junction with Park 
Road and Alexandra Road. With regard to the width of Park Road and Loughor Common, Park 
Road is approximately 6.5m wide while Loughor Common varies between approximately 5m to 
6.5m wide. The minimum passing width for 2 vehicles on a straight is 4.1m therefore it can be 
seen that there is sufficient space for 2 vehicles to pass one another on both roads. Both Park 
Road and Loughor Common will benefit from new footways in place of existing verges which 
would increase highway safety for pedestrians.

3. The internal access roads provide access to parking spaces for residents and visitors alike. 
They intersect the development allowing delivery and service vehicles, which would otherwise 
need to carry out reversing manoeuvres, to ingress and egress the site safely and in a forward 
gear. Both internal roadways are indicated as being 5.5m wide to be bounded by 2m footways 
and by off-street parking spaces either side. Both include traffic calming measures at the 
midway point. The internal roadways are designed with visibility splays at the junctions with Park 
Road and Loughor Common that allow for visibility in excess of 45m from a point 2.4m back 
from the give way line in both directions. The exception is the junction at the south west with 
Loughor Common which allows for approximately 40m into the bend. In line with agreed 
adopted standards a distance of 43m is recommended at a junction from a point 2.4m back from 
the give way line on a 30mph road. As the bend in the road onto Loughor Common from 
Penmynydd acts as a natural traffic calming measure, it is felt that a difference of 3m is 
considered acceptable and that the visibility splays at that junction would be no worse, and in 
fact better, than many existing junctions throughout Swansea.
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4. Several references have been made to accidents in the vicinity, in particular one fatality at the 
junction of Park Road/Alexandra Road caused by a vehicle travelling at excessive speed on 
Alexandra Road colliding with a vehicle negotiating the junction with Park Road / Alexandra 
Road. Data from the past 3 years indicates that there have been 3 other road traffic accidents in 
the vicinity involving slight personal injury, two of which were on Park Road with the other being 
on Alexandra Road.

5. Service and delivery vehicles would access the development in the same manner the 
surrounding network is currently being accessed. The development site was until recently a TA 
centre when large traffic would have been accessing the site on a regular basis. With regard to 
the development itself, both internal footways are indicated as being 5.5m wide which is more 
than sufficient for vehicles to be able to pass them while they are in attendance. Furthermore, 
because the roads intersect the development, any delivery or service vehicles, which would 
otherwise need to carry out reversing manoeuvres, would be able to ingress and egress the site 
safely and in a forward gear

Overall the Council’s Head of Highways and Transportation has concluded that: 
1. The proposals benefits from suitable access and parking arrangements in accordance with 
adopted standards. It is unlikely that the development would exacerbate existing highway 
parking issues on the surrounding network.
2. Extra movements in the peak period generated by the development are not considered to be 
excessive.
3. Provision of footways on Park Road & Loughor Common where there are currently verges will 
increase safety for pedestrians.

Accordingly the Council’s Head of Highways and Transportation has recommended no objection 
be raised on access and highway safety grounds and appropriately worded highways conditions 
are recommended to be included on the grant of any planning permission. 

Drainage & Water Quality

It is understood the applicants have held ongoing extensive discussions with Dwr Cymru Welsh 
Water both prior to submitting this planning application and during its consideration. 

The Memorandum of Understanding (MoU) sets out a hierarchy of options to achieve a set 
amount of betterment of surface water removal for each proposed dwellings. In addition to this it 
is understood there are known foul capacity issues in the public sewer along Park Road. 

In order to achieve an acceptable drainage solution there is therefore a need to satisfy both the 
requirements of the MoU and issues with the current public foul sewer capacity.  In addition to 
the above, surface water currently discharges into an existing watercourse along the southern 
boundary which removes the ability of the development to remove any surface water discharge 
from the public sewer system and the ability to mitigate the current foul capacity issue. 

The planning application is accompanied by a Drainage Strategy Report. A Hydraulic Modelling 
Assessment (HMA) has also been undertaken.  The Council’s Drainage Section has advised 
that appropriately worded conditions should be included on the grant of any planning 
permission.  
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DCWW have confirmed in their amended consultation response received 13th September 2016 
(following the completion of the HMA), that they recommend the inclusion of a similar 
appropriately worded condition.

With regards to surface water the drainage strategy proposed is to connect into the culverted 
watercourse crossing the site; no on-site attenuation is proposed as the contributing surface 
water runoff area of the proposed site is less than that of the existing site. Notwithstanding this, 
it is understood the applicant is working with Dwr Cymru Welsh Water regarding a suitable 
surface water removal scheme at the site. 

It is therefore considered that subject to the inclusion of an appropriate worded drainage 
conditions, an acceptable drainage strategy can be achieved on site, which is compliant with the 
requirements of Policies EV33, EV34 and EV35 as well as the MoU to ensure no detrimental 
impacts are caused to the public sewer system and surrounding water environment. 

Burry Inlet Habitat Regulations Assessment

Introduction

The City and County of Swansea, as the competent authority, is required under Regulation 
61(1) of the Conservation and Habitats and Species Regulations 2010 (known as the ‘Habitat 
Regulations’) to undertake a Habitat Regulations Assessment of any project likely to have an 
effect on a European site, or candidate/ proposed European site, either alone or in combination 
with other plans or projects, that is not necessary to the management of the site for nature 
conservation.

In this instance, the European sites potentially affected are the Carmarthen Bay and Estuaries 
European Marine Site (CBEEMs), the Carmarthen Bay Special Protection Area (SPA) and the 
Burry Inlet SPA and Ramsar site. Before deciding to give permission the LPA must therefore 
first consider whether this development is likely to have a significant effect on the CBEEMs 
either alone or in combination with other plans or projects in the same catchment area. 
Following an investigation of likely significant effects on the CBEEMs features water quality was 
identified as the only factor that might have an effect as discussed below.

Water Quality

With regard to the water quality issues in the Burry Inlet and Loughor Estuary, the City and 
County of Swansea has followed the statutory advice of their statutory advisor, and has 
commissioned a preliminary assessment under the above Regulations which is limited to the 
assessment of potential wastewater effects only.

This assessment notes that as part of their review of consents (RoC) under Regulation 63 the 
former Environment Agency (now NRW) undertook a detailed Habitats Regulations Assessment 
in relation to the effects of their consented activities. Consent modifications were identified to 
enable the Environment Agency to conclude no adverse effect on the integrity of the CBEEMs in 
respect of their consents operating at their maximum consented limits.
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As the consents in question have already been subject to a full assessment (alone and in 
combination) under the provisions of the Habitat Regulations, there is no need for the City and 
County of Swansea to undertake a further assessment where development can be 
accommodated within the post RoC discharge consent limits.

The overarching Statement of Water Quality identified two areas of concern where development 
could potentially affect water quality in the estuary. The first point of concern related to the 
hydraulic load on the existing combined sewerage systems. The discharge of surface water to 
the combined system is the main cause of the problem and the MoU has addressed this by 
stipulating that no surface water from new developments shall discharge to the combined sewer. 
The second concern relates to nutrient loading on the Estuary. Certain nutrients are removed 
from the sewage by appropriate treatment at the WWTW but it has been determined that 
WWTW effluent discharges contain the highest percentage of phosphates when compared with 
other nutrient sources.

The removal of any surface water from the combined system would be greatly beneficial in that 
its removal would result in fewer CSO spills, reducing bacterial and nutrient impact on the 
controlled waters. The removal of surface water from combined sewers generally would reduce 
the volume of flow (even within developments) such that storage facilities at the pumping 
stations would more efficiently cater for more frequent storm events or greater population 
equivalence.

It is the opinion of the authority that this development can be accommodated within the post 
RoC discharge consent limits, and would not be likely to have a significant effect either alone or 
in-combination on the Carmarthen Bay and Estuaries SAC, the Carmarthen Bay SPA, or the 
Burry Inlet SPA and Ramsar. Such effects can be excluded on the basis of the objective 
information available through the Environment Agency review.

Other possible effects on CBEEMs features

In addition, it is considered that there are no other potential adverse effects from this 
development proposal, either alone or in-combination with other plans or projects on the above 
protected European sites.

On this basis, there is no requirement to make an appropriate assessment of the implications of 
the proposed development in accordance with Regulation 61(1). The former Countryside 
Council for Wales, as statutory advisor to the Council on the requirements of the Habitats 
Regulations, has confirmed that they are content with the above approach.

The LPA has therefore satisfied its obligations as the ‘competent authority’ under the Habitats 
Directive and associated Habitats Regulations. This is in line with the requirements of National 
Planning Policy guidance and Policy EV25 of the Unitary Development Plan.

In conclusion, DCWW have not objected to this scheme, and the Council’s HRA which has been 
adopted for all development in the Gowerton WwTW drainage network area runs up until the 
end of 2017.
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The HRA has been agreed with NRW and concludes that ‘It is the opinion of the Authority that 
this development can be accommodated within the post Review of Consents (RoC) discharge 
consent limits, and would not be likely to have a significant effect either alone or in-combination 
on the Carmarthen Bay and Estuaries SAC, the Carmarthen Bay SPA, or the Burry Inlet Spa 
and Ramsar. Such effects can be excluded on the basis of the objective information available 
through the 2010 Environment Agency review.’

In summary, there are no known hydraulic capacity or new water quality issues to address and 
subject to further control by conditions, it is considered that the drainage arrangements for this 
scheme are acceptable and can meet the overarching aims of sustainable development in this 
area, and satisfy the provisions of Policies EV33, EV34 and EV35.

Land Contamination & Ground Conditions

The planning application is accompanied by a site investigation report and associated mining 
investigation briefing note. The report recommends that a limited supplemental site investigation 
and further chemical testing of the underlying ground is carried out once the buildings have 
been demolished, as well as additional samples. This can be secured by way of planning 
conditions as recommended by the Council’s Pollution Control division. In addition to the 
comments from the Pollution Control Division, NRW have endorsed the submission of the site 
investigation reports and have also recommended standard land contamination conditions as 
well as those relating to unsuspected contamination.

Furthermore, in view of the scale and nature of the development it is considered necessary to 
require by condition the submission of a construction pollution management plan (CPMP).  
NRW have also requested the submission of a waste management plan in order to help the 
developer / contractor manage waste materials efficiently and reduce the amount of waste 
materials produced.  Given the scale of the proposal and the amount of demolition proposed, 
this requirement is considered to be reasonable in the interests of sustainability and can be 
controlled by condition.

In view of the above the proposal is considered to be in accordance with UDP Policy EV38.

Japanese Knotweed

There is a known area of Japanese Knotweed in the eastern portion of the site. A condition 
requiring a scheme for its removal is proposed to be included on the grant of any planning 
permission.

S106 Contribution Requests

HC17 allows the Local Planning Authority to enter into negotiations with developers to deliver 
planning obligations, which can enhance the quality of the development and enable proposals to 
go ahead which might otherwise be refused.  Any proposed obligation must be: necessary, 
relevant to planning, directly related to the development, fair and reasonable in scale and kind to 
the proposed development and reasonable in all other respects
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The Council’s Education Department has advised that in view of the nature of accommodation 
proposed (i.e. flats) no request is made for a developer contribution on this scheme.  

Whilst the proposal is for 100% affordable housing, in order to ensure the scheme is brought 
forward as affordable housing, a Section 106 agreement will be necessary to ensure a minimum 
of 30% affordable housing, in line with Council policy, is retained in the development at all times. 

Other Issues

The concerns raised by third parties are summarised above and have been addressed within 
the above appraisal.  This includes reference to the impact of the development on the character 
and appearance of the area, the impact on the residential amenities of existing occupiers, 
drainage, sewerage, previous contamination, Japanese Knotweed, parking and highway safety 
issues.

Concerns have also been raised in letters of objection regarding the potential impact of the 
development on property values in the area.  This is not a planning matter and would carry little 
weight in the determination of this planning application.

Concerns have been raised in letters of objection regarding the impact of construction activities 
on neighbouring residents in terms of noise and disturbance.  Whilst it is acknowledged that 
there may be some disturbance in this respect, this will be limited to the duration of the build 
programme and any potentially significant impacts should be mitigated through good building 
practices and site management.  A construction pollution management plan will be required by 
condition and any statutory nuisance would be dealt with under separate legislation.

Concerns have been raised regarding the level of public consultation on the proposal. The 
planning application was advertised on site and in the local press. The level of consultation 
carried out was in accordance with the requirements as set out in the Town & Country Planning, 
(Wales) Development Management Procedure Order 2015.

Concerns have been raised regarding vermin at the site and the potential to relocate to 
neighbouring properties. This is a matter that would be dealt with under separate Environmental 
Health legislation. 

Concerns have been raised regarding the loss of existing trees at the site. These trees are not 
protected under any Tree Preservation Order. Notwithstanding this the applicant is proposing a 
planting schedule to include a mixture of trees and shrubs within the scheme which can be 
secured by condition.

With regard to the request by the Drainage Division to remove certain PD rights, with the 
exception of the bungalow, the properties subject to this application are flats and would not 
therefore benefit from the PD rights identified. It is not considered necessary to remove the PD 
rights solely for the bungalow.
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Conclusion 

Overall it is considered the proposal makes efficient use of this brownfield site in a sustainable 
urban location and the development is considered to provide an appropriate contextual 
response that would have an acceptable impact on the character and appearance of the area.  
Moreover, the development would provide affordable housing and would not result in any 
significant residential amenity impacts to neighbouring properties and is considered to be 
acceptable in parking and highway safety terms.  The proposal development would therefore 
accord with the above referenced UDP policies and SPG.  It is not considered the provisions of 
the Human Rights Act would raise any further material planning considerations, and as such the 
application is recommended for conditional approval. 

RECOMMENDATION: 

APPROVE, subject to the following conditions and the applicant entering into a Section 
106 agreement to secure a minimum of 30% affordable housing within the development:

1 The development hereby permitted shall begin not later than five years from the date of 
this decision.
Reason: To comply with the provisions of Section 91 of the Town and Country Planning 
Act, 1990.

2 The development shall be carried out in accordance with the following approved plans 
and documents: 15-031-03-02 Site Layout, 15-031-03-03 Street Scenes 1/500, 15-031-
03-04, 15-031-03-05, 15-031-03-06, 15-031-03-07, 15-031-03-08 Sections, 15-031-03-
09, 15-031-03-10, 15-031-03-11 3D Views, V12 Location Plan, 15-031-03-13 Proposed 
Site Plan, 15-031-03-14 Materials & Enclosures Layout, 15-031-03-15 Street Scenes 
1/200, 15-031-03-16 Overlooking Study Ground Floor, 15-031-03-17 Overlooking Study 
First Floor, 15-031-07-04 Ground Floor, 15-031-07-05  First Floor, 15-031-07-06 Second 
Floor, 15-031-07-07 Site Plan, 15-031-07-02 Elevations, 15-031-07-08 3D Views, 15-
031-07-03 Elevations, 15-031-07-09 Sections, 15-031-08-02 Elevations, 15-031-08-03 
Floor Plans, 15-031-08-04 Sections, 15-031-08-05 Render, 15-031-09-02 Elevations, 15-
031-09-03 Floor Plans, 15-031-09-04 Sections, 15-031-09-05 Rendered Images, 15-031-
10-02 Elevations, 15-031-10-03 Floor Plans, 15-031-10-04 Sections, 15-031-10-05 
Rendered Images, 15-031-11-02 Elevations, 15-031-11- 03 Floor Plans, 15-031-11- 04 
Sections, 15-031-11- 05 Render, 15-031-12-02 Elevations, 15-031-12- 03 Floor Plans, 
15-031-12- 04 Sections, 15-031-12- 05 Render, 15-031-13-02 Elevations, 15-031-13- 03 
Floor Plans, 15-031-13- 04 Sections, 15-031-13- 05 Rendered Images,  received 23rd 
May 2016.
Reason: To define the extent of the permission granted.

3 No development shall take place until the developer has notified the Local Planning 
Authority of the initiation of development. Such notification shall be in accordance with 
the form set out in Schedule 5A of the Town and Country Planning (Development 
Management Procedure) (Wales) Order 2012  or any order revoking or re-enacting that 
order.
Reason: To comply with the requirements of Section 71ZB(1) of the Town and Country 
Planning Act 1990 (as amended). 
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4 No development shall take place until the developer has displayed a site notice in 
accordance with the form set out in Schedule 5B of the Town and Country Planning 
(Development Management Procedure) (Wales) Order 2012 (as amended) or any order 
revoking or re-enacting that order. The site notice shall be displayed at all times when 
development is being carried out.
Reason: To comply with the requirements of Section 71ZB(2) of the Town and Country 
Planning Act 1990 (as amended). 

5 No development shall take place until full engineering details of all internal roads and 
footways and the footways on Park Road and Loughor Common have been submitted to 
and approved in writing by the Local Planning Authority. The works shall be completed in 
accordance with the approved details prior to first occupation of the development.
Reason: In the interests of highway safety. 

6 No development (except demolition) shall commence until the developer has prepared a 
strategy for the comprehensive and integrated drainage of the site showing how foul, 
surface water and land drainage will be dealt with and this has been approved in writing 
by the Local Planning Authority. This scheme shall include details of a sustainable 
drainage system (SuDS) for surface water drainage and/or details of any connections to 
a surface water drainage network. The development shall not be brought into beneficial 
use until the works have been completed in accordance with the approved drainage 
scheme, and this scheme shall be retained and maintained as approved.
Reason: To ensure that a satisfactory comprehensive means of drainage is achieved and 
that no adverse impact occurs to the environment and to minimise surface water run-off.

7 A detailed scheme for the eradication of Japanese Knotweed shall be submitted to and 
approved in writing by the Local Planning Authority, and shall be implemented in 
accordance with the approved details prior to the commencement of work on site.
Reason: In the interests of the ecology and amenity of the area. 

8 Prior to the commencement of development approved by this planning permission (or 
such other date or stage in development as may be agreed in writing with the Local 
Planning Authority), the following components of a scheme to deal with the risks 
associated with contamination of the site shall each be submitted to and approved, in 
writing, by the Local Planning Authority: 

1. A preliminary risk assessment which has identified: 
o all previous uses 
o potential contaminants associated with those uses 
o a conceptual model of the site indicating sources, pathways and receptors 
o potentially unacceptable risks arising from contamination at the site. 
2. A site investigation scheme, based on (1) to provide information for a detailed 
assessment of the risk to all receptors that may be affected, including those off site. 
3. The site investigation results and the detailed risk assessment (2) and, based on 
these, an options appraisal and remediation strategy giving full details of the remediation 
measures required and how they are to be undertaken. 
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4. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in (3) are complete and identifying any requirements 
for longer-term monitoring of pollutant linkages, maintenance and arrangements for 
contingency action. 
Any changes to these components require the express consent of the Local Planning 
Authority. The scheme shall be implemented as approved. 
Reason: The controlled waters at this site are considered sensitive and that 
contamination is known/strongly suspected at the site due to its previous use. 

9 Prior to occupation of any part of the permitted development, a verification report 
demonstrating completion of the works set out in the approved remediation strategy and 
the effectiveness of the remediation shall be submitted to and approved in writing, by the 
Local Planning Authority. The report shall include results of sampling and monitoring 
carried out in accordance with the approved verification plan to demonstrate that the site 
remediation criteria have been met. It shall also include any plan (a 'long-term monitoring 
and maintenance plan') for longer-term monitoring of pollutant linkages, maintenance and 
arrangements for contingency action, as identified in the verification plan, and for the 
reporting of this to the Local Planning Authority.
Reason: To demonstrate that the remediation criteria relating to controlled waters have 
been met, and (if necessary) to secure longer-term monitoring of groundwater quality. 
This will ensure that there are no longer remaining unacceptable risks to controlled 
waters following remediation of the site.

10 Reports on monitoring, maintenance and any contingency action carried out in 
accordance with a long-term monitoring and maintenance plan shall be submitted to the 
Local Planning Authority as set out in that plan. On completion of the monitoring 
programme a final report demonstrating that all long- term site remediation criteria have 
been met and documenting the decision to cease monitoring shall be submitted to and 
approved in writing by the Local Planning Authority. 
Reason: To ensure that longer term remediation criteria relating to controlled waters have 
been met. This will ensure that there are no longer remaining unacceptable risks to 
controlled waters following remediation of the site. 

11 If, during development, contamination not previously identified is found to be present at 
the site then no further development (unless otherwise agreed in writing with the Local 
Planning Authority) shall be carried out until the developer has submitted, and obtained 
written approval from the Local Planning Authority for an amendment to the remediation 
strategy detailing how this unsuspected contamination shall be dealt with. 
Reason: To ensure that the safety of future occupiers is not prejudiced & there may be 
unidentified areas of contamination at the site that could pose a risk to controlled waters if 
they are not remediated.
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12 Any topsoil [natural or manufactured],or subsoil, to be imported shall be assessed for 
chemical or other potential contaminants in accordance with a scheme of investigation to 
be submitted to and approved in writing by the Local Planning Authority in advance of its 
importation. Only material approved by the Local Planning Authority shall be imported. All 
measures specified in the approved scheme shall be undertaken in accordance with the 
relevant Code of Practice and Guidance Notes. 
Subject to approval of the above, verification sampling of the material received at the 
development site is required to verify that the imported soil is free from contamination and 
shall be undertaken in accordance with a scheme agreed in writing by the Local Planning 
Authority. 
Reason: To ensure that the safety of future occupiers is not prejudiced. 

13 Notwithstanding the submitted plans, no development shall take place without the prior 
written approval of the Local Planning Authority of a scheme for the landscaping of the 
site.  The landscaping scheme shall be carried out within 12 months from the completion 
of the development.  Any trees or shrubs planted in accordance with this condition which 
are removed, die, become seriously diseased within two years of planting shall be 
replaced by trees or shrubs of similar size and species to those originally required to be 
planted.
Reason: To ensure that the site is satisfactorily landscaped having regard to its location 
and the nature of the proposed development, and to accord with Section 197 of the Town 
and Country Planning Act 1990. 

14 Prior to the commencement of development a Construction Pollution Management Plan 
(CPMP) shall be submitted to and approved in writing by the Local Planning Authority. 
The CPMP shall be implemented in accordance with the approved details and is to 
include the following as a minimum:
a) Construction programme and timetable;
b) Detailed site plans to include details of temporary site offices/ compounds, 

materials storage areas, proposed compounds, delivery and parking areas for site 
operatives and visitors etc;

c) Proposed working hours;
d) Principal Contractor details, which will include a nominated contact for complaints;
e) Details of all on site lighting (including mitigation measures) having regards to best 

practicable means (BPM) and avoidance of statutory nuisance impacts;
f) Details of on-site dust mitigation measures having regard to BPM;
g) Details of on-site noise mitigation measures having regard to BPM;
h) Details of waste management arrangements (including any crushing/ screening 

operations);
i) Notification of whether a Control of Pollution Act 1974 (Section 61) Notice is to be 

served by Principle Contractor on the Local Authority.

items e - i inclusive need to take particular account of the potential for statutory nuisance 
from site related activities [see Informatives].

Reason: To protect residential amenity and the environment during the construction 
phase.
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15 Prior to the commencement of development, details of a strategy to implement the 
mitigation measures detailed in section 6 of the 'Extended Phase 1 Survey: The Old TA 
Centre, Gorseinon, Swansea', dated September 2015, by Richard Watkins  shall be 
submitted to and approved in writing by the Local Planning Authority. These measures 
shall be implemented in accordance with the approved details.
Reason: In the interests of biodiversity. 

INFORMATIVES

1 The development plan covering the City and County of Swansea is the City and County 
of Swansea Unitary Development Plan. The following policies were relevant to the 
consideration of the application: (EV1, EV2, EV3, EV30, EV33, EV34, EV35, EV40, HC2, 
HC3, HC17, AS1, AS2, AS5, AS6; Places to Live - Residential Design Guide SPG Jan 
2014; Planning Obligations SPG March 2010).

2 Bats may be present.  All British bat species are protected under Schedule 5 of the 
Wildlife & Countryside Act 1981 (as amended) and are listed in Schedule 2 of the 
Conservation of Habitats and Species Regulations 2010.  This legislation implements the 
EC Habitats & Species Directive in the UK making it an offence to capture, kill or disturb 
a European Protected Species or to damage or destroy the breeding site or resting place 
of such an animal.  It is also an offence to recklessly / intentionally to disturb such an 
animal.
If evidence of bats is encountered during site clearance e.g. live or dead animals or 
droppings, work should cease immediately and the advice of the Natural Resources 
Wales sought before continuing with any work (01792 634960).

3 Birds may be present in this building and grounds please note it is an offence under the 
Wildlife & Countryside Act 1981 (as amended) to intentionally (intentionally or recklessly 
for Schedule 1 birds) to:
- Kill, injure or take any wild bird
- Take, damage or destroy the nest of any wild bird while that nest in use or being 

built
- Take or destroy an egg of any wild bird
Care should be taken when working on buildings particularly during the bird nesting 
season March-August.

4 To protect the integrity of the Public Sewerage System, foul water and surface water 
discharges shall be drained separately from the site.

To prevent hydraulic overloading of the public sewerage system, to protect the health and 
safety of existing residents and ensure no detriment to the environment, no foul, surface 
water or land drainage shall be allowed to connect (either directly or indirectly) to the 
public sewerage system.

5 The Highways Officer has advised that a Construction Traffic Management Plan should 
be prepared for this development. The applicant is advised to contact the Highways 
Department for further information on the requirements of this plan.
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 NRW have advised that a site waste management plan (SWMP) for the project is 
produced. Completion of a SWMP will help the developer/contractor manage waste 
materials efficiently, reduce the amount of waste materials produced and potentially save 
money. Guidance for SWMPs are available from the DEFRA website: 
(www.defra.gov.uk).

 
Waste produced during the construction phase of the development must be dealt with 
appropriately, and be in line with all relevant waste legislation including Duty of Care 
Regulations and Hazardous Waste Regulations. As part of the applicant's waste duty of 
care, the waste produced must be classified: 
o before it is collected, disposed of or recovered 
o to identify the controls that apply to the movement of the waste 
o to complete waste documents and records 
o to identify suitably authorised waste management options 
o to prevent harm to people and the environment. 

Any waste removed from site will be subject to waste management controls. The links 
below provide information on how to classify waste and register as a waste carrier or 
hazardous waste producer: 

http://naturalresources.wales/waste/how-to-classify-and-assess-waste/?lang=en  
http://naturalresources.wales/apply-for-a-permit/waste/?lang=en 

Further guidance can be found on the GOV website at: 
https://www.gov.uk/managing-your-waste-an-overview/duty-of-care. 

NRW have further advised that provision of a specific Silt Management Plan should also 
be considered. 

7 There is an overlap of the proposals with the adopted highway and possibly some 
stopping up of the highway will be necessary. Applicants must satisfy themselves with 
regard to exact site/highway boundaries before carrying out any development works, in 
order that any necessary highway works licences are obtained, or the requirement to 
extinguish highway rights are addressed. Notes to this effect must be included on all 
submitted drawings for approval.

All off-site highway works are subject to an agreement under Section 278 of the 
Highways Act 1980. The design and detail required as part of a Section 278 Agreement 
will be prepared by the City and County of Swansea. In certain circumstances there may 
be an option for the developer to prepare the scheme design and detail, for approval by 
the City & County of Swansea. However, this will be the exception rather than the rule. All 
design and implementation will be at the expense of the developer. The Developer must 
contact the Highway Management Group, The City & County of Swansea, Guildhall c/o 
Civic Centre, Swansea SA1 3SN before carrying out any work. Please contact the Senior 
Engineer (Development), e-mails to mark.jones@swanea.gov.uk, tel no. 01792 636091.

http://www.defra.gov.uk/
http://naturalresources.wales/waste/how-to-classify-and-assess-waste/?lang=en
http://naturalresources.wales/apply-for-a-permit/waste/?lang=en
https://www.gov.uk/managing-your-waste-an-overview/duty-of-care
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8 Any works to the culverted watercourse may require the prior written consent of the Lead 
Local Flood Authority (LLFA) irrespective of any other permissions given, please apply to 
the City and County of Swansea via the Drainage and Coastal Management function who 
can be contacted via Drainage.Consents@swansea.gov.uk. Application forms can be 
downloaded from our website at http://www.swansea.gov.uk/article/5390/Drainage-and-
coastal-management. 

9 The Council's Pollution Control Officer has advised the following:

1. Construction Noise
The following restrictions should be applied to all works of demolition/ construction 
carried out on the development site
All works and ancillary operations which are audible at the site boundary shall be carried 
out only between the hours of 08.00 and 18.00 hours on Mondays to Fridays and 
between the hours of 08.00 and 13.00 hours on Saturdays and at no time on Sundays 
and Public Holidays and Bank Holidays.
The Local Authority has the power to impose the specified hours by service of an 
enforcement notice.
Any breaches of the conditions attached to such a notice will lead to formal action against 
the person[s] named on said notice.

2.  Smoke/ Burning of materials
     No burning of any material to be undertaken on site.
The Local Authority has the power to enforce this requirement by service of an 
abatement notice.
Any breaches of the conditions attached to such a notice will lead to formal action against 
the person[s] named on said notice.

3. Dust Control:
During construction work the developer shall operate all best practice to minimise dust 
arisings or dust nuisance from the site. This includes dust and debris from vehicles 
leaving the site.
The Local Authority has the power to enforce this requirement by service of an 
abatement notice.
Any breaches of the conditions attached to such a notice will lead to formal action against 
the person[s] named on said notice.

4. Lighting
During construction work the developer shall operate all best practice to minimise 
nuisance to local residences from on site lighting. Due consideration should be taken of 
the Institute of Lighting [www.ile.org.uk] recommendations.

10 This consent is issued without prejudice to any other consents or easements that may be 
required in connection with the proposed development.

http://www.swansea.gov.uk/article/5390/Drainage-and-coastal-management
http://www.swansea.gov.uk/article/5390/Drainage-and-coastal-management
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WARD: Cwmbwrla - Area 1
Location: Cwmbwrla School Stepney Street Cwmbwrla Swansea SA5 8BD
Proposal: Demolition of former school building and construction of 49 flats, with 

associated access and landscaping works
Applicant: Jehu Group 
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BACKGROUND INFORMATION 

POLICIES

SITE HISTORY
App Number Proposal Status Decision Date 

ENQ2014/1362 Proposed Redevelopment of 
Cwmbwrla Primary School
Stepney Street
Cwmbwrla
Swansea
SA5 8BD

ENQCL
O

22.12.2014
 

ENQ2010/0832 Development possibilities at 
Cwmbwrla Primary School, 
Stepney Street, Cwmbwrla, 
Swansea

REC
 

2016/1746 Demolition of school 
(application for the Prior 
Notification of Proposed 
Demolition)

PARE
Q

30.09.2016
 

2016/1427 Demolition of former school 
building and construction of 49 
flats, with associated access 
and landscaping works

PDE
 

2015/2524 PRE APP for 49 flats PREP
OS

26.02.2016

RESPONSE TO CONSULTATIONS

The application was advertised on site and in the local press and EIGHT neighbouring 
properties were consulted individually. NO LETTERS OF OBJECTION were received.  

Council’s Highways Observations – 

Means of Access: 
Currently there is no direct vehicular access off Middle Road or Stepney Street and level 
differences are such that it is unlikely to be gained off Middle Road. The proposed development 
is for 49 units and vehicular access is shown off Stepney Street, gradient details are not 
included but the site appears relatively flat. An additional pedestrian access is shown linking to 
Middle Road which should improve the permeability of the site.

Local Highway Conditions:  
The site boundaries (which are of the form of high retaining walls) directly abut the highway with 
some footway provision. There are level differences between the site and the adjacent 
highways, particularly on the Middle Road Boundary. 
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The school and yard are currently supported by this retaining wall and at pre-application stage 
the applicant was advised of the need to provide a full structural assessment of this wall to 
ensure that it was capable of taking the revised surcharge loading of a car park and possible 
construction vehicles compared to the previous design which would have been purely to support 
a children’s playground. The relevant documentation was not supplied with the planning 
submission and has been requested again although to date has not been received.  

There is a no through road from Stepney Street to Highbury Close. The plans indicate that 
Stepney Street would be blocked off by the new access but we would not wish this to happen. 
Stepney Street should be kept open. A  Highways Authority Agreement and a section 278 would 
need to be entered into to construct the access. No gradients are shown either and there are 
maximum allowable gradients that would need to complied with in order for the access to be 
safe and usable.
 
Wider Issues / Combined effect:  
The planning application was supported by a Transport Statement which quantifies trips to and 
from the site and compares them to those of the previous lawful use as a school.  The site is 
entirely affordable housing and trips rates have been based on this.  These have been 
compared to trip rates for the former educational use.

Trip rates have been derived from the TRICS database, selection criteria are seen to be 
appropriate and the proposed use will generate a total of 131 vehicular trips per day.

The daily rate for the educational use totalled 366 trips per day, although the PM peak hour was 
15:00-16:00, the PM peak for residential use is 17:00-18:00. The proposals will result in a net 
reduction in vehicle trips in the AM peak of 130, and a net gain in the PM peak of 5.  Also the 
15:00 -16:00 period will experience a reduction in 125 trips to the site.

The proposals will therefore result in a substantial reduction in vehicle numbers, particularly in 
the morning peak. The site is very well served by public transport, being within 400m of a 
number of existing bus routes, and well located to access local services on foot.

The introduction of pedestrian access points onto different streets is welcomed.

Restrictions: 
The development relies upon utilizing the existing retaining walls to support the proposed car 
parking area. The existing metal railings that top the wall are unlikely to be capable of 
restraining a vehicle and this as such there may be the requirement to provide a crash barrier or 
other similar method of restraint to prevent a vehicle going through the wall and down onto 
Middle Road. The analysis of the wall as previously requested should consider this and advise 
accordingly. 

Layout.
The internal road has been laid out at 5.5m width with a 2m footway on the development side 
and a 1m footway on the car park side. It is not clear whether the road is intended to be offered 
up for adoption or remain in private ownership, Gradients and lighting have not been referenced 
with regard to the internal road layout. A turning head suitable for use by emergency vehicles 
has also been included so this will enable access/egress in a forward gear. 
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Parking 
Parking has been provided at 52 spaces for the 49 flats, which equates at one space per flat 
plus a small element for visitors. The make-up of the flats is 43 number one bed flats and 6 two 
bed flats. The lack of visitor spaces is less than ideal but there is scope to accommodate visitor 
spaces on Stepney Street subject to the proposed site access being designed to keep that road 
open to traffic.

Cycle parking is also indicated as being provided in pockets on the garden area. 

Recommendations 
The transport statement has shown that there are less trips associated with the proposed 
residential use than with the use as a school. Therefore there are not any capacity issues 
arising. 

No highway objections are raised to the proposal subject to:

1. The internal road being laid out with a maximum gradient of 1:12

2. The parking being laid out in accordance with the approved plans and the spaces being 
assigned to individual flats, and maintained for parking purposes only in perpetuity.

3. The visitor spaces being clearly marked as such for the avoidance of doubt.

4. A full structural analysis being provided for the retaining wall on Middle Road to ensure that 
the wall is capable of supporting the revised loadings. The analysis should include looking at 
vehicular containment on the parapet section of the wall with mitigation measures for vehicular 
containment if required.

5. Any boundary wall adjacent to the parking spaces to be kept below 1m in the interests of 
visibility
.
6. Prior to any works commencing on the site, a Construction Traffic Management Plan shall be 
submitted to and approved in writing by the Local Planning Authority. The approved traffic 
management plan shall be implemented and adhered to at all times unless otherwise agreed by 
the Local Planning Authority.

7. The bellmouth vehicular access shall be constructed under a section 278 agreement with the 
Highway Authority. Notwithstanding the submitted plans the access shall not close off Stepney 
Street but shall retain it as it is currently, i.e. open.  

8. I recommend therefore that if consent is granted, that the applicant be required to submit a 
Travel Plan for approval within 12 months of consent and that the Travel Plan be implemented 
prior to the beneficial use of the building commencing.
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278 Note
Note: All off-site highway works are subject to an agreement under Section 278 of the Highways 
Act 1980.  The design and detail required as part of a Section 278 Agreement will be prepared 
by the City and County of Swansea. In certain circumstances there may be an option for the 
developer to prepare the scheme design and detail, for approval by the City and County of 
Swansea. However, this will be the exception rather than the rule. All design and 
implementation will be at the expense of the developer.

The Developer must contact the Highway Management Group , The City and County of 
Swansea , Guildhall Offices, c/o The Civic Centre , Swansea SA1 3SN before carrying out any 
work . Please contact the Team Leader  , tel. no. 01792 636091
A travel plan will be required for this development- this can be secured by condition.

Council’s Pollution Control Division – We have no objection to this application but would like to 
attach the following conditions: -

Construction Phase:
* Prior to the commencement of construction works on the application site detailed plans of any 
piling operations to be carried out shall be submitted and approved in writing by the Local 
Planning Authority.  The submitted plans shall contain an assessment of vibration with regard to 
the neighbouring residential premises.
Reason: to ensure that a statutory nuisance does not occur for neighbouring premises.

Lighting: -
* Prior to the beneficial use of the development commencing the applicant shall submit the 
details for lighting scheme for the proposed site.  The submitted plans are to be approved in 
writing by the local Planning Authority.
     Reason: to ensure that a statutory light nuisance does not occur for neighbouring
premises.

Unforeseen Contamination: -
* If, during the course of development, contamination not previously identified is found to be 
present at the site no further development [unless previously agreed in writing with the Local 
Planning Authority] shall be carried out until the developer has submitted, and obtained written 
approval from the Local Planning Authority for, a detailed strategy for dealing with said 
contamination.
Reason: To ensure that the safety of future occupiers is not prejudiced.

Informatives:

1 Construction Noise
The following restrictions should be applied to all works of demolition/ construction carried out 
on the development site
All works and ancillary operations which are audible at the site boundary shall be carried out 
only between the hours of 08.00 and 18.00 hours on Mondays to Fridays and between the hours 
of 08.00 and 13.00 hours on Saturdays and at no time on Sundays and Public Holidays and 
Bank Holidays.
The Local Authority has the power to impose the specified hours by service of an enforcement 
notice.



PLANNING COMMITTEE – 1ST NOVEMBER 2016
ITEM 2 (CONT’D)  APPLICATION NO: 2016/1427

Any breaches of the conditions attached to such a notice will lead to formal action against the 
person[s] named on said notice.

2   Smoke/ Burning of materials
No burning of any material to be undertaken on site.
The Local Authority has the power to enforce this requirement by service of an abatement 
notice.
Any breaches of the conditions attached to such a notice will lead to formal action against the 
person[s] named on said notice.

3    Dust Control:
During construction work the developer shall operate all best practice to minimise dust arisings 
or dust nuisance from the site. This includes dust and debris from vehicles leaving the site.
The Local Authority has the power to enforce this requirement by service of an abatement 
notice.
Any breaches of the conditions attached to such a notice will lead to formal action against the 
person[s] named on said notice.

4    Lighting
During construction work the developer shall operate all best practice to minimise nuisance to 
locals residences from on-site lighting. Due consideration should be taken of the Institute of 
Lighting [www.ile.org.uk ] recommendations 

Council’s Housing Department – The former Cwmbwrla Primary School, Stepney Street is a 
100% affordable, grant funded scheme with Pobl, for the purpose of the Section 106 the 
Housing Service will expect to see 30% of the site conditioned to remain affordable in 
perpetuity.

Council’s Planning Ecologist – The surveyor found evidence of bats (common pipistrelle) using 
the building as a roost. The developers will therefore need a NRW protected species licence 
and a mitigation plan. The mitigation suggested in the bat survey generally looks suitable 
however we will need a detailed plan that we can use to form a planning condition. Please could 
we ask the developers to submit a bat mitigation plan for our approval prior to permission being 
given? The plan should include the exact location, dimensions and nature of bat access points 
and bat roost spaces, these need to be shown on architectural drawings and block plans of the 
buildings.

Council’s Drainage Section – We have no objection to the proposed re-development of the 
school site and would offer the following comments. At the detailed design stage/discharge of 
conditions the applicant will need to demonstrate how the site will accommodate and manage 
the 1 in 100 year critical storm include a 30% allowance for climate change, attenuation required 
if any will be based on a discharge rate that needs to be agreed with DCWW who do not 
normally allow a free discharge of surface water into their system. We recommend that the 
applicant consider the impact of DCWW only permitting a 5l/s discharge rate from the site. 

We recommend that DCWW are consulted with respect to the application and pending a 
positive response from them suggest that the following is appended to any permission given. 
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Condition 1
No development shall commence until the developer has prepared a strategy for the 
comprehensive and integrated drainage of the site showing how surface water and land 
drainage will be dealt with and this has been approved in writing by the Local Planning 
Authority. This scheme shall include details of a sustainable drainage system (SuDS) for surface 
water drainage and/or details of any connections to a surface water drainage network. The 
development shall not be brought into beneficial use until the works have been completed in 
accordance with the approved drainage scheme, and this scheme shall be retained and 
maintained as approved unless otherwise agreed in writing by the Local Planning Authority. 
Reason 
To ensure that a satisfactory comprehensive means of drainage is achieved and that no 
adverse impact occurs to the environment and to minimise surface water run-off.

Condition 2
Prior to the commencement of any development, a scheme for the ownership and maintenance 
of the surface water system shall be submitted and agreed in writing with the Local Planning 
Authority. The works/scheme shall be constructed and completed in accordance with the 
approved plans/specification at such time(s) as may be specified in the approved scheme.
Reason
To ensure the satisfactory long-term operation of the surface water management scheme to 
prevent the increased risk of flooding to the development itself and surrounding third parties.

Council’s Parks Section – The Parks Division would like to request a Section 106 contribution of 
approx. £7,000.00 for replacing the U/S "Gullwing See Saw" and "Spinner" play equipment, and 
also renew the safety surface beneath these 2 pieces of play equipment with "wet-pour rubber 
safety surface" at the children’s play facility in Cwmbwrla Park.

Council’s Education Department – The Education Department will not be seeking a Developer’s 
contribution towards any of the named catchment area schools at this present time due to the 
nature of the dwellings proposed.

Dwr Cymru Welsh Water – Recommend the inclusion of the following condition and advisory 
notes:

No development shall commence until a drainage scheme for the site has been submitted to 
and approved in writing by the local planning authority. The scheme shall provide for the 
disposal of foul, surface and land water, and include an assessment of the potential to dispose 
of surface and land water by sustainable means. Thereafter the scheme shall be implemented in 
accordance with the approved details prior to the occupation of the development and no further 
foul water, surface water and land drainage shall be allowed to connect directly or indirectly with 
the public sewerage system.

Reason: To prevent hydraulic overloading of the public sewerage system, to protect the health 
and safety of existing residents and ensure no pollution of or detriment to the environment.
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Advisory Notes 
The applicant may need to apply to Dwr Cymru / Welsh Water for any connection to the public 
sewer under S106 of the Water industry Act 1991. If the connection to the public sewer network 
is either via a lateral drain (i.e. a drain which extends beyond the connecting property boundary) 
or via a new sewer (i.e. serves more than one property), it is now a mandatory requirement to 
first enter into a Section 104 Adoption Agreement (Water Industry Act 1991). The design of the 
sewers and lateral drains must also conform to the Welsh Ministers Standards for Gravity Foul 
Sewers and Lateral Drains, and conform with the publication "Sewers for Adoption"- 7th Edition. 
Further information can be obtained via the Developer Services pages of www.dwrcymru.com 

The applicant is also advised that some public sewers and lateral drains may not be recorded 
on our maps of public sewers because they were originally privately owned and were 
transferred into public ownership by nature of the Water Industry (Schemes for Adoption of 
Private Sewers) Regulations 2011.  The presence of such assets may affect the proposal.  In 
order to assist us in dealing with the proposal the applicant may contact Dwr Cymru Welsh 
Water on 0800 085 3968 to establish the location and status of the apparatus. Under the Water 
Industry Act 1991 Dwr Cymru Welsh Water has rights of access to its apparatus at all times.

SEWAGE TREATMENT
No problems are envisaged with the Waste Water Treatment Works for the treatment of 
domestic discharges from this site.

WATER SUPPLY
Dwr Cymru Welsh Water has no objection to the proposed

Natural Resources Wales - 

We recommend that you should only grant planning permission if you attach the following 
condition. This condition would address significant concerns that we have identified and we 
would not object provided you attach this to the planning permission. 

Protected Species 
We note the submission of the document entitled; ‘Bat Survey and Observations, Cwmbwrla 
Primary School, Swansea (on behalf of the Jehu Group)’, dated June 2016, by Hawkeswood 
Ecology. The report has identified that bats are present at the application site. 

Bats and their breeding sites and resting places are protected under the Conservation of 
Habitats and Species Regulations 2010 (as amended). Where bats are present and a 
development proposal is likely to contravene the legal protection they are afforded, the 
development may only proceed under licence issued by Natural Resources Wales, having 
satisfied the three requirements set out in the legislation. A licence may only be authorised if: 

i. the development works to be authorised are for the purpose of preserving public health or 
safety, or for other imperative reasons of overriding public interest, including those of a social or 
economic nature and beneficial consequences of primary importance for the environment. 
ii. There is no satisfactory alternative and 
iii. The action authorised will not be detrimental to the maintenance of the population of the 
species concerned at a favourable conservation status in its natural range. 
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Paragraph 6.3.7 of Technical Advice Note 5: Nature Conservation and Planning (TAN5) states 
that your Authority should not grant planning permission without having satisfied itself that the 
proposed development either would not impact adversely on any bats on the site or that, in its 
opinion, all three conditions for the eventual grant of a licence are likely to be satisfied. 
On the basis of the above report, we do not consider that the development is likely to be 
detrimental to the maintenance of the population of the species concerned at a favourable 
conservation status in its natural range. 
Therefore, we would not object to the proposal, subject to: 

( inclusion of a planning condition on any planning permission that prevents the commencement 
of development works until your authority has been provided with a licence that has been issued 
to the applicant by Natural Resources Wales pursuant to Regulation 53 of the Conservation of 
Habitats and Species Regulations (2010) authorizing the specified activity/development to 
ahead, or Natural Resources Wales has informed the applicant in writing that such a licence is 
not required. 

Please note that any changes to plans between planning consent and the licence application 
may affect the outcome of a licence application. 
We are also aware that several trees will be removed as part of the proposal and therefore 
NRW recommend that you seek the advice of your Authority’s Planning Ecologist to determine if 
any of the trees to be removed will need survey/assessment for their potential to support bats. 

Foul Water Disposal 
We note that foul water flows are to be discharged to the main public sewer. This is our 
preferred means of foul water discharge and is considered to be the most sustainable. We also 
recommend that Dwr Cymru Welsh Water (DCWW) are consulted and asked to confirm that 
there is sufficient hydraulic capacity within the sewer network at this location to accommodate 
the flows generated without causing pollution. 

Surface Water Disposal 
Whenever possible, surface water should be managed by means of a sustainable drainage 
system (SUDS), as advocated by current planning guidance PPW and TAN15 (July 2004). 
Paragraph 8.2 of TAN15 states that; ‘SUDS can perform an important role in managing run-off 
from a site and should be implemented wherever they will be effective on all new development

SUDS involve a variety of techniques, including; soakaways, grassed swales, permeable 
paving, grey-water recycling and attenuation ponds. The variety of techniques available means 
that virtually any development should be able to include a scheme based around these 
principles. The use of SUDS can also provide multiple benefits, reducing costs, water 
consumption and maintenance needs. 
Ultimately, the drainage system design is a matter for your Authority’s Drainage Engineers, 
therefore we advise that they are consulted in relation to the application. 

Pollution Prevention & Waste Management 
As your Authority will be aware there can be no deterioration of water bodies under the Water 
Framework Directive. Therefore, given the nature of the proposed development it is vital that all 
appropriate pollution control measures are adopted on site to ensure that the integrity of 
controlled waters (surface and ground) is assured. 
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As best practice, we would advise the developer to produce a site specific Construction 
Management / Pollution Prevention Plan with particular reference given to the protection of the 
surrounding land & water environments. 

We would also recommend that a site waste management plan (SWMP) for the project is 
produced. Completion of a SWMP will help the developer/contractor manage waste materials 
efficiently, reduce the amount of waste materials produced and potentially save money. 
Guidance for SWMPs are available from the DEFRA website: (www.defra.gov.uk). 

We acknowledge that a SWMP may be something best undertaken by the contractor employed 
to undertake the project. Furthermore, we note that these documents are often ‘live’ and as such 
may be best undertaken post permission. 

Waste produced during the construction phase of the development must be dealt with 
appropriately, and be in line with all relevant waste legislation including Duty of Care 
Regulations and Hazardous Waste Regulations. As part of the applicant’s waste duty of care, 
the waste produced must be classified: 

( before it is collected, disposed of or recovered 
( to identify the controls that apply to the movement of the waste 
( to complete waste documents and records 
( to identify suitably authorised waste management options 
( to prevent harm to people and the environment. 

Any waste removed from site will be subject to waste management controls. The links below 
provide information on how to classify waste and register as a waste carrier or hazardous waste 
producer: 
( http://naturalresources.wales/waste/how-to-classify-and-assess-waste/?lang=en   

( http://naturalresources.wales/apply-for-a-permit/waste/?lang=en  

Further guidance can be found on the GOV website at: 
( https://www.gov.uk/managing-your-waste-an-overview/duty-of-care  

Please note we have not considered potential effects on other matters and do not rule out the 
potential for the proposed development to affect other interests, including environmental 
interests of local importance. The applicant should be advised that, in addition to planning 
permission, it is their responsibility to ensure that they secure all other permits/consents relevant 
to their development.

Amended Plans – (received 5th October 2016)

The amended plans seek to address concerns previously raised in respect of urban design 
issues and the location of bin stores at the entrance to the site. This has resulted in the removal 
of two no. parking bays at the entrance of the site to be replaced by an area of landscaping.

http://www.defra.gov.uk/
http://naturalresources.wales/waste/how-to-classify-and-assess-waste/?lang=en
http://naturalresources.wales/apply-for-a-permit/waste/?lang=en
https://www.gov.uk/managing-your-waste-an-overview/duty-of-care
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APPRAISAL

This application is reported to Committee for decision as the development meets the 
Development Threshold set out in the Council’s Constitution.

Proposal 

The proposal would involve the demolition of the former Cwmbwrla Primary School and seeks 
full planning permission to construct 49 no. one and two bedroom flats within a 2.5 storey 
development with associated access and landscaping works. The layout plan proposes that a 
single vehicular access point will be from Stepney Street in the north east of the site which 
broadly corresponds with the existing gate access to the former play area. A total of 50 off-street 
parking spaces are provided at a ratio of 1 parking space per dwelling. A secure cycle store 
area, as well as a number of cycle racks is to be provided as part of the layout. The proposal is 
for 100% affordable housing.

The layout of the proposal is simple in its form, and to a large extent replicates the scale of the 
existing development. The units are proposed to be constructed to two and a half storeys in 
height, with the third floor accommodation utilising the roof space. The scale of development, 
both in terms of footprint and height is in keeping with the character and built form of the 
previous building and surrounding area. 

The proposal was the subject of a formal pre-application submission in December 2105 where-
in the principle of re-developing the site for residential development was confirmed to be 
acceptable. The design of the scheme has evolved over time taking into account comments 
provided by consultees including urban design following pre-application advice and amended 
plans have been received during the course of processing of the application. 

The site is also the subject of a separate application for the prior notification of demolition 
(2016/1746). The local planning authority has resolved that prior approval for demolition be 
granted.

Site & Surrounding Area

The former Cwmbwrla School site occupies a relatively level, rectangular site comprising of 
school buildings and a school yard, surrounded by residential properties fronting both Stepney 
Road and Middle Road in the Cwmbwrla district of the city. The old school buildings are of 
traditional Victorian construction and occupy the whole length of the site frontage apart from 
entrance points at either end. The facade is set back approx. 1m from metal railings above a low 
wall running along the length of the northern boundary. The buildings are two storeys. Stepney 
Street is single carriageway at this location and has been closed off to through traffic near the 
site’s north-eastern boundary. A footway runs along the site frontage with a metal barrier fence 
on the kerb.

To the rear, along Middle Road there is a distinct change in levels denoted by a 4metre high 
retailing wall topped by metal railings, above which is the school yard. In the central portion of 
the wall is a gated access to steps which provides pedestrian access to the school yard. 
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The surrounding area is characterised by high density residential terraced dwellings, principally 
characterised by 19th and early 20th century development. However, there are examples of 
more modern developments in the immediate surroundings including: linked housing and OAP 
bungalows directly to the north at Highway Close, and a small 1980s/90s development of private 
detached and semi-detached housing at Stepney Mews, directly to the west. An area of open 
land extends from Middle Road to Carmarthen Road to the south-west of the site. 

Main Issues

The main issues to consider in the determination of this application relate to the acceptability of 
the principle of the development, the design/ visual impact of the proposals, impact on 
neighbouring amenity, highway safety, ecology, drainage and water quality issues, having 
regard to the prevailing provisions of the relevant UDP Policies and National Policy guidance. 
There are considered to be no additional issues arising from the provisions of the Human Rights 
Act. 

Development Plan Policy and Land Uses

National Planning Policy 
In line with recent Welsh Assembly Government guidance provided by Planning Policy Wales 
(PPW) (Jan 2016 8th Edition), the redevelopment of the former school site for housing, would 
ensure that previously developed land is used in preference to Greenfield site, and seeks to 
ensure new housing is well designed, meets national standards for the sustainability of new 
homes, makes a significant contribution to promoting community regeneration to improve the 
quality of life, and provides a greater choice and variety of homes in sustainable communities. 

Unitary Development Plan (UDP)

The site is unallocated land within the urban settlement boundary. As such the proposal falls to 
be considered as a windfall site and considered against relevant UDP Policies and 
Supplementary Planning Guidance.

UDP Policy EV1 requires new developments to display a standard of design and layout 
sympathetic to the character and amenity of the site, its immediate surroundings and the 
broader area, which has regard to local amenities in terms of visual impact, loss of light or 
privacy, shared activity, traffic and parking implications.

Policy EV2 requires the siting of new developments to give preference to the use of previously 
developed land over Greenfield sites and for them to have regard to the physical character and 
topography of the site and its surroundings.

Policy EV3 requires proposals for new development to provide access and facilities for all, 
provide satisfactory parking levels, contribute to a high quality public realm, and are accessible 
to pedestrians, cyclists and users of public transport.

Policy AS1 requires new developments to be located in areas that are currently highly 
accessible by a range of transport modes or in areas where a good level of such provision can 
realistically be achieved.
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Policy HC2 supports housing development within the urban area where the site has been 
previously developed.

Policy HC3 encourages the inclusion of affordable housing in areas where a demonstrable lack 
of affordable housing exists and seeks the retention of affordable housing for such use through 
planning conditions, legal obligations and secure tenancy agreements.

Policy HC17 allows the Local Planning Authority to enter into negotiations with developers to 
deliver planning obligations under Section 106 of the Town and Country Planning Act 1990, and 
these provisions should be fairly and reasonably related in scale and kind to the individual 
development. In this respect the Council has adopted the Planning Obligations Supplementary 
Planning Guidance ( 2010) which is also relevant to the consideration of this application.

The Council has produced Supplementary Planning Guidance (SPG) entitled ‘Places to Live: 
Residential Design Guide’, which relates to developments of 10 or more houses.  The SPG is 
therefore also a material consideration in this instance.

Character and Appearance 

The proposed development has been the subject of pre-application discussions which has led to 
some minor design changes of the scheme. The main axis of the building runs roughly parallel 
with the existing building line along Stepney Street. This approach, of locating the proposed 
block of flats on the footprint of the current building and with a similar form, is welcomed and is 
considered appropriate to providing a strong frontage onto the street and to reference the former 
school building.

The scale of the building is broken up by varying roof heights. The use of staggered roofs helps 
to break up the long length of roof over the building as well as visually address the sloping 
topography of the site and the resulting stepped building form. At the highest point to the west, 
the section is reduced to two storeys rising to 3 stories in line with the site contours. At the third 
floor level, the windows are set in gables, reflecting arrangements in the existing school 
buildings. 

The scale of development, both in terms of density and height, is considered to be comparable 
to the general scale of development in the vicinity of the site, and largely retains the legibility 
presented by the former school.

The finishing materials to the external walls of the building will comprise entirely of facing red 
brickwork (including the use of a contrasting grey/buff brick to help define building edges and to 
provide visual interest and break up the overall mass of the building) finished with grey concrete 
interlocking tiles. The structure includes a canopy structure which projects over the entrance 
doors. The windows are indicated to be white uPVC and rainwater goods are to be black uPVC.

The parking layout for the current scheme provides for a good level of intermediate planting 
between small groups of the spaces which is welcomed to minimise the visual impact of parked 
cars. In addition, the accompanying site plan shows indicated landscaping in the form of 
grassland shrubs and tree planting, including areas along the frontage and to the rear of the 
proposed buildings. Notwithstanding this it is considered that full landscaping details for the site 
can be agreed via condition. 
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Overall it is considered the development accords with the form of existing surrounding 
development, which principally comprises terraced units. In addition, the site would complement 
and enhance the existing vernacular through use of similar materials, including brick. 
Notwithstanding this, details of all external materials, boundary treatments and any external 
lighting will be conditioned for further consideration. 

Residential Amenity 

In terms of amenity issues, it is considered that the relationship to the terraced houses in 
proximity to the site in Stepney Mews, Stepney Street, and Middle Road, will not result in a 
significant increase in overshadowing and overbearing impacts given the separation distances 
involved. The proposed layout has been carefully considered in order to ensure the amenity of 
both existing and future residents is not unduly harmed. The buildings have been orientated to 
avoid any privacy impacts upon neighbouring dwellings between facing habitable windows. 

The scale of development is considered appropriate in that the two and a half storey nature of 
the proposed dwellings replicates the existing school buildings and assimilates into the existing 
scale of surrounding housing, which are largely two storeys in height. 

Overall it is considered that the proposed development would not cause a harmful impact to the 
amenity of the residents of existing dwellings in the local area, and as such the application 
complies with policy EV1 of the UDP.

Ecology   

As the existing school buildings are proposed to be demolished to make way for the new 
development the application is accompanied by a bat survey report. This has identified that bats 
(common pipistrelle) are present at the application site. 
Bats and their breeding sites and resting places are protected under the Conservation of 
Habitats and Species Regulations 2010 (as amended). Where bats are present and a 
development proposal is likely to contravene the legal protection they are afforded, the 
development may only proceed under licence issued by Natural Resources Wales, having 
satisfied the three requirements set out in the legislation. A licence may only be authorised if: 
i. the development works to be authorised are for the purpose of preserving public health or 
safety, or for other imperative reasons of overriding public interest, including those of a social or 
economic nature and beneficial consequences of primary importance for the environment. 
ii. There is no satisfactory alternative and 
iii. The action authorised will not be detrimental to the maintenance of the population of the 
species concerned at a favourable conservation status in its natural range. 

NRW have therefore recommended the inclusion of a planning condition that prevents the 
commencement of development works until the authority has been provided with a licence that 
has been issued to the applicant by Natural Resources Wales pursuant to Regulation 53 of the 
Conservation of Habitats and Species Regulations (2010) authorizing the specified 
activity/development to go ahead, or Natural Resources Wales has informed the applicant in 
writing that such a licence is not required.
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Drainage

A drainage strategy has been submitted in support of the planning application. The Council’s 
Drainage Section has advised that at discharge of condition stage the applicant will need to 
demonstrate how the site will accommodate and manage the 1 in 100 year critical storm include 
a 30% allowance for climate change, attenuation required if any will be based on a discharge 
rate that needs to be agreed with DCWW who do not normally allow a free discharge of surface 
water into their system. It is recommended that the applicant consider the impact of DCWW only 
permitting a 5l/s discharge rate from the site. The Council’s Drainage Section has recommended 
the inclusion of a comprehensive drainage condition and a condition to ensure the long term 
maintenance of surface water at the site.  DCWW have offered no objection to the proposal 
subject to the inclusion of a similar condition requiring the submission of a comprehensive and 
integrated drainage strategy for the site. In respect of sewerage and water supply no problems 
are envisaged and no objection has been received.

Subject to the inclusion of conditions regarding the submission of an integrated drainage 
strategy and maintenance scheme regarding surface water it is considered the proposal is in 
compliance with Policies EV33, EV34 and EV35 of the UDP. 

Highway Considerations 

The site is well located and is well served by public transport, being within 400m of a number of 
existing bus routes and well located to access local services on foot. In terms of access, a new 
vehicular access will be created directly from Stepney Street in the north east corner of the site, 
which broadly corresponds with the existing gate access to the former play area. An additional 
pedestrian access is shown linking to Middle Road.  Cycle parking is also indicated as being 
provided in pockets on the garden area. 

The proposed access will serve the car parking area to the rear of the proposed buildings which 
corresponds with the existing hardstanding of the former school yard. The head of Highways 
and Transportation has advised that the development relies upon utilizing the existing retaining 
walls to support the proposed car parking area. It is recommended to include a condition 
requiring the submission of a full structural assessment of this wall to ensure that it is capable of 
taking the revised surcharge loading of a car park and construction vehicles compared to the 
previous design to support a children’s playground. 

The planning application is accompanied by a Transport Statement which quantifies trips to and 
from the site and compares them to those of the previous lawful use as a school. The report 
identifies that there will be a substantial reduction in vehicle numbers associated with the 
proposed residential use than as a school particularly during morning peak period. 

The internal road layout has been laid out at 5.5m width with a 2m footway on the development 
side and a 1m footway on the car park side. A turning head suitable for use by emergency 
vehicles has also been included to enable access and egress in a forward gear.

The level of parking proposed was initially 52 spaces for 49 flats however, amended plans were 
received which removed two of the proposed bays at the entrance of the site to improve the 
overall layout and landscaping of the site. 
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Whilst the Head of Highways and Transportation has advised that the loss of these two spaces 
and overall lack of visitor spaces is less than ideal there is scope to accommodate visitor spaces 
on Stepney Street subject to the proposed site access being designed to keep that road open to 
traffic. In this respect all off site works will be subject to an agreement under section 278 of the 
Highways Act 1980.

In conclusion, the Head of Highways and Transportation indicates that the predicted traffic 
volume and parking provision have been assessed and are considered to be acceptable and 
would not result in any significant adverse effect on local highway conditions. Therefore no 
highway objections are raised subject to the imposition of planning conditions in respect of the 
details of the highway works; structural analysis of the retaining wall, the laying-out of the 
parking bays within the site; and the preparation and implementation of a Travel Plan.

S106 Requests

Policy HC17 of the Swansea UDP states that the Council will expect developers to make 
contributions under Section 106 of the Town and Country Planning Act 1990 towards:
* Improvements to infrastructure, services or community facilities
* Mitigation measures made necessary by a development, and 
* Other social economic or environmental investment to address reasonable identified needs

In this particular instance, the Council’s Park’s Department has requested a contribution of 
£7,000.00 for replacing play equipment, and renewing the safety surface beneath these 2 
pieces of play equipment at the children’s play facility in Cwmbwrla Park. Policy HC17 states 
that “Provisions should be fairly and reasonably related in scale and kind to individual 
developments; and on this basis the above figure has been accepted by all parties as a 
reasonable and justified contribution. 

Although the proposal is for 100% affordable housing, the Council’s Housing Department has 
requested that 30% of the site conditioned to remain affordable in perpetuity.

The application site is currently owned by the Council, and the Council cannot covenant with 
itself in a Section 106 agreement on land within its ownership. Therefore, as a way forward, the 
Council’s Legal Officer recommends that an additional condition and informative be included in 
the planning consent instead of the requirement for the signing of a Section 106 Planning 
Obligation prior to the grant of planning permission. This will have the effect of securing the 
necessary obligations as no development can commence until a planning obligation is 
completed. The Council currently own the land but does not intend to develop the land itself. 
Planning permission runs with the land so once the Council cease to have a legal interest in the 
site then it will be able to covenant with the developer to secure the obligations by way of 
Section 106 agreement. It is not a practise that would be utilised in respect of land not owned by 
the Council and is only suggested here to bridge an anomalous gap in the planning legislation 
which only affects unitary authorities.
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Conclusion 

In conclusion it is considered the proposed development represents a positive and acceptable 
form of development on this brownfield site. It is not considered that the development would 
result in an unacceptable loss of residential amenity, having regard to the scale and design of 
the new development and its juxtaposition with existing properties. The new development would 
it is considered be in keeping with the character of the area, both in physical and land use terms 
and would provide adequate on site car parking provision. Overall it is considered the proposal 
makes efficient use of this brownfield site in a sustainable urban location and it is considered to 
represent an acceptable form of development in accordance with National Planning Guidance, 
prevailing Development Plan Policies and Supplementary Planning Guidance. Approval is 
therefore recommended. 

RECOMMENDATION: 

APPROVE, subject to the following conditions:

1 The development hereby permitted shall begin not later than five years from the date of 
this decision.
Reason: To comply with the provisions of Section 91 of the Town and Country Planning 
Act, 1990.

2 The development shall be carried out in accordance with the following approved plans 
and documents: Drainage Strategy Plan (2154-500) received on 18th July 2016, Site 
Location Plan (2154-100 Rev. A) and Proposed Floor Plans (2154-200) received on 22nd 
July 2016, Proposed Elevations (2154-300 Rev. B) and Proposed Road Levels and 
Sections (2154-SK600) received on 5th October 2016 and Proposed Site Layout (2154-
101 Rev. C) received on 17th October 2016. 
Reason: For the avoidance of doubt and to ensure compliance with the approved plans.

3 The development shall not commence until a scheme for the provision of affordable 
housing to contribute to the provision of local needs affordable housing and a scheme for 
the provision of replacement play equipment in Cwmbwrla Park in accordance with 
Policies HC3 and HC 17 of the City and County of Swansea Unitary Development Plan 
2008 has been submitted to and approved in writing by the Local Planning Authority.  The 
scheme shall include:
(i) the numbers, type, tenure and location on the site of the affordable housing 

provision to be made which shall consist of not less than 30% of housing units; 
(ii) the timing of the construction of the affordable housing and its phasing in relation 

to the occupancy of the market housing; 
(iii) the arrangements for the transfer of the affordable housing to an affordable 

housing provider (if no RSL involved); 
(iv) the arrangements to ensure that such provision is affordable for both first and 

subsequent occupiers of the affordable housing;  
(v) the occupancy criteria to be used for determining the identity of occupiers of the 

affordable housing and the means by which such occupancy criteria shall be 
enforced; and
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(vi) the arrangements for replacing the U/S "Gullwing See Saw" and "Spinner" play 
equipment, and also renew the safety surface beneath these 2 pieces of play 
equipment with "wet-pour rubber safety surface" at the children's play facility in 
Cwmbwrla Park.

Reason: To ensure the development contributes to the provision of affordable housing 
and essential community facilities in accordance with policies HC3 and HC17 of the City 
and County of Swansea Unitary Development Plan 2008.

4 No development shall take place until the developer has notified the Local Planning 
Authority of the initiation of development. Such notification shall be in accordance with 
the form set out in Schedule 5A of the Town and Country Planning (Development 
Management Procedure) (Wales) Order 2012  or any order revoking or re-enacting that 
order.
Reason: To comply with the requirements of Section 71ZB(1) of the Town and Country 
Planning Act 1990 (as amended).

5 No development shall take place until the developer has displayed a site notice in 
accordance with the form set out in Schedule 5B of the Town and Country Planning 
(Development Management Procedure) (Wales) Order 2012 (as amended) or any order 
revoking or re-enacting that order. The site notice shall be displayed at all times when 
development is being carried out.
Reason: To comply with the requirements of Section 71ZB(2) of the Town and Country 
Planning Act 1990 (as amended).

6 Prior to the commencement of construction works on the application site detailed plans of 
any piling operations to be carried out shall be submitted to and approved in writing by 
the Local Planning Authority. The submitted plans shall contain an assessment of 
vibration with regard to the neighbouring residential premises.
Reason: In the interests of residential amenity

7 Prior to the beneficial use of the development hereby approved commencing the details 
of a lighting scheme for the proposed site shall be submitted to and approved in writing 
by the local Planning Authority. Al works shall be undertaken in accordance with the 
approved scheme.
Reason: In the interests of residential amenity

8 If, during the course of development, contamination not previously identified is found to 
be present at the site no further development [unless previously agreed in writing with the 
Local Planning Authority] shall be carried out until the developer has submitted, and 
obtained written approval from the Local Planning Authority for a detailed strategy for 
dealing with said contamination.
Reason : To ensure that the safety of future occupiers is not prejudiced.
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9 No development shall commence until samples of the materials to be used in the 
construction of the external surfaces of the development hereby approved have been 
submitted to and approved in writing by the Local Planning Authority. Development shall 
thereafter be carried out in accordance with the approved details.
Reason: To ensure a proper standard of development and appearance in the interests of 
conserving the amenities and architectural character of the area.

10 Prior to the first beneficial occupation of the development hereby approved a plan 
indicating the positions, height, design, materials and type of boundary treatment to be 
erected shall be submitted to and approved in writing by the Local Planning Authority. 
The boundary treatment shall be completed as approved before the development hereby 
approved is brought into beneficial use and retained as such for the duration of the use. 
Reason: In the interest of maintaining a satisfactory scheme of landscaping and to 
protect the visual amenity of the area.

11 Notwithstanding the submitted plans, no development or site clearance shall take place 
until there has been submitted to and approved in writing by the Local Planning Authority 
a fully detailed scheme of landscaping including species, spacings and height when 
planted of all new planting. The scheme shall include indications of all existing trees 
(including spread and species) and hedgerows on the land, identify those to be retained 
and set out measures for their protection throughout the course of development. All 
planting, seeding or turfing comprised in the approved details of landscaping shall be 
carried out in the first planting and seeding seasons following the first beneficial 
occupation of the building(s) or the completion of the development, whichever is the 
sooner; and any trees or plants which within a period of 5 years from the completion of 
the development die, are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of similar size and species.
Reason: In the interests of maintaining a suitable scheme of landscaping to protect the 
visual amenity of the area, to maintain the special qualities of the landscape and habitats 
through the protection, creation and enhancement of links between sites and their 
protection for amenity, landscape and biodiversity value.

12 No development shall take place until details of the implementation, maintenance and 
management of the sustainable drainage scheme have been submitted to and approved 
in writing by the Local Planning Authority. The scheme shall be implemented and 
thereafter managed and maintained in accordance with the approved details. Those 
details shall include:

i) a timetable for its implementation, and
ii) a management and maintenance plan for the lifetime of the development which 

shall include the arrangements for adoption by any public body or statutory 
undertaker, or any other arrangements to secure the operation of the sustainable 
drainage system throughout its lifetime.

Reason: To ensure that effective drainage facilities are provided for the proposed 
development and that no adverse impact occurs to the environment or the existing public 
sewerage system.
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13 The internal road shall be laid out with a maximum gradient of 1:12.
Reason: In the interests of highway safety.

14 The car parking shall be laid out in accordance with the approved plans and the spaces 
shall be assigned to individual flats, and maintained for parking purposes only in 
perpetuity. The visitor spaces shall be clearly marked and retained as such at all times.
Reason: To enable vehicles to enter or leave the premises with a minimum of 
interference to the free flow of through traffic, and to reduce the likelihood of obstruction 
and danger to road users when vehicles are accessing the site.

15 No development shall commence until a full structural analysis for the retaining wall on 
Middle Road has been submitted to and approved in writing by the Local Planning 
Authority.  The analysis should include looking at vehicular containment on the parapet 
section of the wall with mitigation measures for vehicular containment if required.
Reason: To ensure that the wall is capable of supporting the revised loadings in the 
interests of public and highway safety.

16 A Travel Plan shall be submitted to and approved in writing by the local planning authority 
within 12 months of the date of the grant of this planning permission. The Travel Plan 
shall be implemented in accordance with the approved details prior to the beneficial use 
of the building commencing.
Reason: In the interests of sustainability and in order to promote alternative modes of 
transportation.

17 Prior to the commencement of any work on site, a "Bat Licence" shall be obtained from 
Natural Resources Wales and a copy submitted to and approved in writing by the Local 
Planning Authority.  The mitigation measures proposed in the accompanying 
mitigation/method statement should form part of the "licence to disturb" application.  The 
approved details shall be retained as such at all times
Reason: In order to ensure that the development complies with the Conservation of 
Habitats and Species Regulations (2010) and to secure the protection of Listed European 
Protected Species on site.

18 Prior to the commencement of development a Construction Pollution Management Plan 
(CPMP) shall be submitted to and approved in writing by the Local Planning Authority. 
The CPMP shall be implemented in accordance with the approved details and is to 
include the following as a minimum:
a) Construction programme and timetable;
b) Detailed site plans to include details of temporary site offices/ compounds, 

materials storage areas, proposed compounds, delivery and parking areas for site 
operatives and visitors etc;

c) Proposed working hours;
d) Principal Contractor details, which will include a nominated contact for complaints;
e) Details of all on site lighting (including mitigation measures) having regards to best 

practicable means (BPM) and avoidance of statutory nuisance impacts;
f) Details of on-site dust mitigation measures having regard to BPM;
g) Details of on-site noise mitigation measures having regard to BPM;
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h) Details of waste management arrangements (including any crushing/ screening 
operations);

i) Notification of whether a Control of Pollution Act 1974 (Section 61) Notice is to be 
served by Principle Contractor on the Local Authority.

items e - i inclusive need to take particular account of the potential for statutory nuisance 
from site related activities [see Informatives].

Reason: To protect residential amenity and the environment during the construction 
phase.
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WARD: Landore - Area 1
Location: Pentrehafod Comprehensive School, Pentre Mawr Road, Swansea, SA1 

2NN
Proposal: Demolition/removal of existing demountable classrooms and part of 

existing building, construction of two storey link extension, two storey 
extension to north elevation, sprinkler tank building, external 
alterations, landscaping works, replacement sports area, external 
lighting, bin store and  boundary treatments

Applicant: City And County Of Swansea 
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BACKGROUND INFORMATION 

POLICIES
UDP - AS2 - Design and Layout 
Accessibility - Criteria for assessing design and layout of new development. (City & County of 
Swansea Unitary Development Plan 2008)

UDP - AS6 - Parking/Accessibility 
Provision of car parking in accordance with adopted standards. (City & County of Swansea 
Unitary Development Plan 2008)

UDP - EV1 - Design 
New development shall accord with a defined set of criteria of good design. (City & County of 
Swansea Unitary Development Plan 2008).

UDP - EV2 - Siting 
The siting of new development shall give preference to the use of previously developed land 
and have regard to the physical character and topography of the site and its surroundings. (City 
& County of Swansea Unitary Development Plan 2008).

UDP - EV3 - Accessibility 
Proposals for new development and alterations to and change of use of existing buildings will be 
required to meet defined standards of access. (City & County of Swansea Unitary Development 
Plan 2008)

UDP - EV6 - Ancient Monuments & Protection of Archaeological Sites 
Scheduled ancient monuments, their setting and other sites within the County Sites and 
Monuments Record will be protected, preserved and enhanced. (City & County of Swansea 
Unitary Development Plan 2008)

UDP - EV33 - Sewage Disposal 
Planning permission will normally only be granted where development can be served by the 
public mains sewer or, where this system is inadequate, satisfactory improvements can be 
provided prior to the development becoming operational. (City & County of Swansea Unitary 
Development Plan 2008)

UDP - EV35 - Surface Water Run-Off 
Development that would have an adverse impact on the water environment due to:
i) Additional surface water run off leading to a significant risk of flooding on site or an 

increase in flood risk elsewhere; and/or, 
ii) A reduction in the quality of surface water run-off.
Will only be permitted where it can be demonstrated that appropriate alleviating measures can 
be implemented. (City & County of Swansea Unitary Development Plan 2008)

UDP - EV38 - Contaminated Land 
Development proposals on land where there is a risk from contamination or landfill gas will not 
be permitted unless it can be demonstrated to the satisfaction of the Council, that measures can 
be taken to satisfactorily overcome any danger to life, health, property, controlled waters, or the 
natural and historic environment. (City & County of Swansea Unitary Development Plan 2008)
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UDP - EV39 - Land Instability 
Development which would create, affect or might be affected by unstable or potentially unstable 
land will not be permitted where there would be a significant risk. (City & County of Swansea 
Unitary Development Plan 2008)

SITE HISTORY
App Number Proposal Status Decision Date 

2016/1530 Demolition/removal of existing 
demountable classrooms and 
part of existing building, 
construction of two storey link 
extension, two storey extension 
to north elevation, sprinkler tank 
building, external alterations, 
landscaping works, replacement 
sports area, external lighting, bin 
store and  boundary treatments

PDE
 

2016/1164 Construction of new education 
and changing facilities building 
(PACE Unit), construction of 
replacement car park, new 
internal road layout and drop off 
area, installation of new 
boundary fencing and temporary 
construction access point and 
road.

APP 08.08.2016
 

2016/0950 Pre-application - Two storey link 
extension, two storey side 
extension and two storey rear 
extension, detached learning 
centre and relocation of parking 
area

PREP
OS

07.07.2016
 

2010/1799 Construction of an 'Adizone' 
multi use games area (Council 
Development Regulation 3)

APP 28.01.2011
 

2010/0213 Creation of 18 space car park APP 30.04.2010
 

2009/1554 Demolition of caretakers house 
(application for the Prior 
Notification of Proposed 
Demolition)

PNRE
Q

26.10.2009
 

2003/2042 Construction of sports hall, 
provision of 37 space carpark 
and associated landscaping 
works (Council Development 
Regulation 3)

APP 08.12.2003
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The application is reported to Committee as the site area for the development exceeds the 
development threshold.

RESPONSE TO CONSULTATIONS

Highways

Demolition/removal of existing demountable classrooms and part of existing building, 
construction of two storey link extension, two storey extension to north elevation, sprinkler tank 
building, external alterations, landscaping works, replacement sports area, external lighting, bin 
store and  boundary treatments.

A pre-application enquiry was submitted regarding the redevelopment of the site (reference 
2016/0950). The planning response was supportive.

The temporary access for construction vehicles has been considered previously under planning 
application 2016/1164 (phase 1) and a condition was added to agree details of the access as 
the details submitted were not acceptable. That condition remains outstanding although parties 
are currently in discussion to agree a mutually acceptable solution. 

Swept paths have been provided to show that refuse, buses and fire engines can enter and turn 
within the site using the main existing vehicular access. Construction vehicles will not be using 
the main access to minimize contact with pedestrians.  

The application form states that there is a marginal loss of parking associated with the 
development and an increase in cycle parking.  No additional staff are proposed to be 
employed. There have been discussions ongoing as to whether the school pupil numbers would 
increase but it was decided that they would stay the same at approximately 1000 secondary 
school pupils.

The existing school does not meet recognised space standards and some elements of the 
building fabric have reached the end of their lifespan. The main bulk of this application is the 
removal of demountable units and the erection of permanent more appropriate extended 
accommodation suitable for the 21st century.

It is assumed that the same Construction Traffic Management Plan will apply to this as to the 
previous application and again this is currently being worked up between the relevant parties. 

Aside from the construction phase (which is already being discussed between the Contractors 
and the Network Management Team) the proposals are unlikely to have any impact on the 
highway considering that the staff and pupil numbers are  remaining broadly static. 

I recommend that no highway objections are raised to the proposal subject to the highways 
conditions relating to 2016/1164 being fully discharged prior to any works commencing on site. 

The Developer must contact the Highway Management Group , The City and County of 
Swansea , Guildhall Offices, c/o The Civic Centre , Swansea SA1 3SN before carrying out any 
work . Please contact the Team Leader e-mails to mark.jones@swansea.gov.uk , tel. no. 01792 
636091.
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Natural Resources Wales

NRW do not object to the above proposal, however we wish to make the following comments. 

Geoscience 
We note the provision of the document entitled; 'Pentrehafod Comprehensive School, Swansea: 
Desk Study Report (10656/PB/10)', dated May 2010, by Integral Geotechnique (Wales) Limited.

NRW considers that the controlled waters at this site are not of the highest environmental 
sensitivity, therefore we will not be providing detailed site-specific advice or comments with 
regards to land contamination issues for this site. However, we recommend that the 
requirements of Planning Policy Wales and the Guiding Principles for Land Contamination 
(GPLC) should be followed. 

These comments are based on our assumption that gross contamination is not present at this 
location. However, if during development any gross contamination is found to be present at the 
site then please to not hesitate to re-consult NRW.

Protected Species 
We welcome the provision of the updated bat survey report entitled; 'Pentrehafod School: Bat 
Survey Report', dated June 2016, by Morgan Sindall. The report concludes bats are not using 
the buildings or trees within the application site. Therefore we have no further comments to 
make to the in relation to this matter.
 
However, we are supportive of the recommendations and mitigation proposed in Section 5 of 
the above report and advise that these measures are discussed and agreed with your 
Authority's Planning Ecologist.

Pollution Prevention & Waste Management 
The biggest risk in relation to pollution, occurs during construction and we would remind the 
applicant/developer that the responsibility for preventing pollution rests with those in control on 
the site. Works should therefore be carefully planned, so that contaminated water cannot run 
uncontrolled into any watercourses (including ditches). As best practice, we would advise the 
developer to produce a site specific construction management plan / pollution prevention plan, 
with particular reference given to the protection of the surrounding land & water environments.
 
We also recommend that a Site Waste Management Plan (SWMP) is produced. Completion of a 
SWMP will help the developer/contractor manage waste materials efficiently, reduce the amount 
of waste materials produced and potentially save money. Guidance for SWMPs are available 
from the DEFRA website: (www.defra.gov.uk). We acknowledge that a SWMP may be 
something best undertaken by the contractor employed to undertake the project. Furthermore, 
we note that these documents are often 'live' and as such may be best undertaken post 
permission.

Drainage and Coastal Management

We have reviewed the submitted information and recommend the following. As the impermeable 
areas are being connected to DCWW apparatus via existing connections we recommend that 
they be consulted. Pending their comments we recommend that:
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Condition 1
No development shall commence until the developer has prepared a strategy for the 
comprehensive and integrated drainage of the site showing how surface water and land 
drainage will be dealt with and this has been approved in writing by the Local Planning 
Authority. This scheme shall include details of a sustainable drainage system (SuDS) for surface 
water drainage and/or details of any connections to a surface water drainage network. The 
development shall not be brought into beneficial use until the works have been completed in 
accordance with the approved drainage scheme, and this scheme shall be retained and 
maintained as approved unless otherwise agreed in writing by the Local Planning Authority.

Reason 1
To ensure that a satisfactory comprehensive means of drainage is achieved and that no 
adverse impact occurs to the environment and to minimise surface water run-off.

Dwr Cymru Welsh Water

We would request that if you are minded to grant Planning Consent for the above development 
that the Conditions and Advisory Notes provided are included within the consent to ensure no 
detriment to existing residents or the environment and to Dwr Cymru Welsh Water's assets.

Planning Ecologist

The site has been surveyed for the presence of bat roosts and an extended phase one survey 
has been carried out. Both of these surveys have demonstrated that the site is of low ecological 
value. No protected species were found using the site and there were no high value habitats 
found. There are no ecological constraints to the proposed development. There is scope for 
ecological enhancement on the site including work to enhance the woodland connectivity in the 
area; the applicant should be encouraged to carry this out. As a precaution please include 
informatives (in relation to bats and birds).

Network Rail

Whilst there is no objection in principle to this proposal comments and requirements provided for 
the safe operation of the railway and the protection of Network Rail's adjoining land.

If not already in place, the Developer/applicant must provide at their expense a suitable trespass 
proof fence (of at least 1.8m in height) adjacent to Network Rail's boundary and make provision 
for its future maintenance and renewal without encroachment upon Network Rail land. Network 
Rail's existing fencing / wall must not be removed or damaged and at no point either during 
construction or after works are completed on site should the foundations of the fencing or wall or 
any embankment therein be damaged, undermined or compromised in any way. Any vegetation 
on Network Rail land and within Network Rail's boundary must also not be disturbed.

Network Rail offers no right of support to the development. Where foundation works penetrate 
Network Rail's support zone or ground displacement techniques are used the works will require 
specific approval and careful monitoring by Network Rail. There should be no additional loading 
placed on the cutting and no deep continuous excavations parallel to the boundary without prior 
approval.
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All surface water drainage should be directed away from Network Rail's land to the public mains 
system. Soakaways are not acceptable where the following apply:
o Where excavations which could undermine Network Rail's structural support zone or 
adversely affect the bearing capacity of the ground
o Where there is any risk of accidents or other acts leading to potential pollution of Network 
Rail's property/infrastructure
o Where the works could adversely affect the water table in the vicinity of Network Rail's 
structures or earthworks.

The works involve disturbing the ground on or adjacent to Network Rail's land it is likely/possible 
that the Network Rail and the utility companies have buried services in the area in which there is 
a need to excavate. Network Rail's ground disturbance regulations applies. The developer 
should seek specific advice from Network Rail on any significant raising or lowering of the levels 
of the site.

Where Network Rail has defined access points, these must be maintained to Network Rail's 
satisfaction.

It is recommended that all buildings be situated at least 2 metres from the boundary fence, to 
allow construction and any future maintenance work to be carried out without involving entry 
onto Network Rail's infrastructure. Where trees exist on Network Rail land the design of 
foundations close to the boundary must take into account the effects of root penetration in 
accordance with the Building Research Establishment's guidelines.

Where vibro-compaction/displacement piling plant is to be used in development, details of the 
use of such machinery and a method statement should be submitted for the approval of Network 
Rail's Asset Protection Engineer prior to the commencement of works and the works shall only 
be carried out in accordance with the approved method statement.

All excavations / earthworks carried out in the vicinity of Network Rail's property / structures 
must be designed and executed such that no interference with the integrity of that property / 
structure can occur. If temporary compounds are to be located adjacent to the operational 
railway, these should be included in a method statement for approval by Network Rail. Prior to 
commencement of works, full details of excavations and earthworks to be carried out near the 
railway undertaker's boundary fence should be submitted for approval of the Local Planning 
Authority acting in consultation with the railway undertaker and the works shall only be carried 
out in accordance with the approved details. Where development may affect the railway, 
consultation with the Asset Protection Engineer should be undertaken.

The proposal must not interfere with or obscure any signals that may be in the area.

The design and siting of buildings should take into account the possible effects of noise and 
vibration and the generation of airborne dust resulting from the operation of the railway.

It is recommended no trees are planted closer than 1.5 times their mature height to the 
boundary fence. The developer should adhere to Network Rail's advice guide on acceptable 
tree/plant species. Any tree felling works where there is a risk of the trees or branches falling 
across the boundary fence will require railway supervision.
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Any scaffold which is to be constructed adjacent to the railway must be erected in such a 
manner that, at no time will any poles or cranes over-sail or fall onto the railway. All plant and 
scaffolding must be positioned, that in the event of failure, it will not fall on to Network Rail land.

Glamorgan Gwent Archaeological Trust

A Rapid Archaeological Appraisal of the proposed development area has been compiled by 
GGAT Projects (Report no. 2012/068) and submitted in support of the application. The appraisal 
rapidly assessed the archaeological potential of the area and concluded that there was a 
significant activity within the proposed development during the Post-medieval period. Such 
activity took the form of re-distributed industrial waste from the surrounding works, a railway 
system constructed to transport such waste, structures associated with the railway system, as 
well as Pentre-mawr, a small housing development to the southwest. 

As you may remember we previously commented on the Phase 1 application (2016/1164) in our 
letter dated 20th July 2016, where we recommended a written scheme of investigation be 
prepared, detailing an archaeological watching brief to be conducted during any ground 
intrusion works.

However, the current application details the demolition of demountable classrooms and various 
extensions to existing buildings. As detailed in the Rapid Archaeological Appraisal such 
proposals are located away from Post-medieval remains, such as the tramroad and engine 
house, that may be encountered by the Phase 1 works.

As a result, there is unlikely to be an archaeological restraint to this proposed development. 
Consequently, as the archaeological advisors to your Members, we have no objections to the 
positive determination of this application. The record is not definitive, however, and features 
may be disturbed during the course of the work. In this event, please contact this division of the 
Trust.

Pollution Control

As long as the conclusions put forward in the noise report are adhered too then I am happy with 
the environmental noise assessment report submitted by Mach Acoustics.

There has been some significant development of various natures on this site in the past.  The 
site itself has an industrial history, and legacy, we know. However, the data provided by 
previous work indicates little in the way of contamination levels of concern other than one 
specific location where elevated lead levels were found.  The applicant has submitted a Desk 
Study report from 2010 but this doesn't appear to mention the intrusive work that was done prior 
to this @2005 or the Soil Contamination Report [CJ Associates 2010 no. X1030] commissioned 
by City & County of Swansea which I am happy to provide on request.

Ultimately how this is addressed is a design issue. If the area affected is to be underneath hard 
cover then it becomes a non-issue as the source - receptor pathway will be severed. If, 
however, it is to be under soft landscaping then the affected area should be delineated, 
removed and replaced with a minimum of 600mm of "clean" inert material.
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If the applicant can confirm the development will consist entirely of hard cover ie. buildings, car 
parking etc then I'm happy not to condition this but would make recommendations

APPRAISAL

This application seeks full planning permission for various works to Pentrehafod school.  

The proposed development comprises the following elements:

Demolition/removal of existing demountable classrooms and part of the existing building, 
construction of two storey link extension, two storey extension to the north elevation, external 
refurbishment alterations, landscaping works, replacement sports area, external lighting, bin 
store and boundary treatments.

This is the second phase of the school re-development.  The first phase was approved on 8th 
August 2016 under Planning Ref: 2016/1166 for the provision of a new education and changing 
facilities building, construction of replacement car park, new internal access road and drop off 
area, boundary fencing, temporary access point and access road.

MAIN ISSUES

The main issues to be considered relate to the impact of the development on the visual 
amenities of the area, the impact on the residential amenities of existing residents and the 
impact on highway conditions and safety.

Planning Policy

The following City and Country of Swansea Unitary Development Plan (UDP) Policies are 
considered to be relevant to the determination of this proposal:  AS2 (Design and Layout), AS6 
(Parking), EV1 (Design), EV2 (Siting and Location), EV3 (Accessibility), EV6 (Ancient 
Monuments & Protection of Archaeological Sites), EV33 (Sewerage Disposal), EV35 (Surface 
Water Run-Off), EV38 (Contaminated Land) and EV39 (Land Instability).

Visual Amenity

The school fronts onto Pentremawr Road, but the main school buildings are set back towards 
the northern end of the site some 120m away from the road frontage.  In this respect, whilst the 
main buildings are visible from the road frontage, they are not a prominent feature in the street 
scene.

The proposal includes the demolition of four demountable buildings within the school courtyard, 
which is set behind the main building as you enter the school.  The demountables comprise four 
standalone structures one of which is two storey in height.  They accommodate the school's 
music facilities, general teaching classrooms and one of the science labs. One of the 
demountables is currently not used for teaching and houses a number of disused DT 
equipment. It is expected that the school will dispose of this as the storage space will not need 
to be provided.
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Part of the L-shaped rearward building that surrounds the courtyard is proposed to be 
demolished, the existing changing rooms are also proposed to be demolished, which are 
currently sited in an isolated position to the north of the all-weather pitch.

In terms of the floor area, the proposals include the demolition of 1508m2.  The new extensions 
would create a total of 1989m2 including a two storey atrium / teaching block and a new 
extension that will include an IT resource space, an art studio to the ground floor and a textiles 
room and further art studio on the first floor.

The broad vision for the scheme is to remove the isolated demountables and replace them with 
purpose built extensions that improve connections within the school.

The proposals consists of a two storey atrium with new dining facilities and library at ground 
floor level with teaching and staff space at first floor level. To the north the proposed atrium 
would open onto a newly formed landscaped courtyard and a two storey link will provide a 
connection to an L-shaped building.

The main feature of the atrium (in addition to the views into the courtyard) will be the new 
staircase and bridge accommodated in the adjacent two storey link. These will offer much 
improved connections between the two buildings.

The design of the new extensions would accord with the scale and form of the existing buildings 
and the provision of large areas of glazing to the two storey link extension will give the school a 
modern aesthetic.  This theme is continued with the refurbishment works to the building which 
include areas of rainscreen cladding to provide an injection of colour that will break up the 
overall mass of the school buildings.  Notably the main front entrance will receive a free 
standing solar shading canopy which will create a functional design feature that will offer 
shading to the offices and reception areas behind.  

As part of the works the central courtyard area formed from the removal of the demountables 
will be landscaped.  The courtyard design features a large central grass mound, this borders a 
central seating area delineated by the desire line to the hard play areas to the north. Three trees 
will be planted on the mound adding height to the scheme while offering shading to users. 

Other works proposed include the resurfacing of the existing northern car park which will be 
marked out to provide basketball and netball courts (new parking areas have been approved 
under the phase 1 proposals referred to above).  A new delivery yard will be created and a new 
bin store at the eastern end of the courtyard adjacent to the energy centre.  New lighting is 
proposed around the school buildings and along part of the access road to the school.  Finally 
new security fencing will be erected around parts of the perimeter of the buildings and will link 
into the existing fence on the northern boundary and the fencing approved under phase 1.  The 
details of the fencing can be agreed by a condition.

In design terms the proposals will provide the school with a more functional layout and will 
introduce modern teaching and associated facilities.  The formation of the landscaped courtyard 
will improve the internal appearance of the courtyard and provide a functional informal play and 
study area.   The proposed external alterations to the existing building will give the building a 
modern makeover that will tie in well with the new extensions.  
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Overall the development will significantly improve the visual appearance and functionality of the 
building and grounds.  The proposals are supported by the Council's urban design officer and 
are considered to be acceptable in visual terms in accordance with UDP Policies EV1, EV2 and 
EV3.

Residential Amenity

In terms of residential amenity, the proposed development would not be sited in close proximity 
of any residential properties, as such the proposed development is considered to be acceptable 
in terms of its impacts on neighbouring residential occupiers. The development would therefore 
accord with UDP Policies EV1 and EV2.

Access and Highway Safety

The proposed works will create a dedicated parking and drop-off area at the front end of the 
school which will be beneficial as it will contain the vast majority of vehicle movements within 
this part of the site, whereas at the moment staff vehicles travel through the site to the parking 
area at the rear.  The drop-off area will reduce the incidences of on street parking on the roads 
surrounding the school, which will benefit highway safety.  These elements of the scheme are 
considered to be acceptable.

The highways officer has expressed concerns regarding the provision of the temporary access.  
Whilst the highways officer recognises the benefits of segregating the construction access with 
the normal school traffic, the details submitted in terms of the swept paths have failed to take 
into account the on-site situations regarding the presence of parked vehicles on both sides of 
the road. As such Highways Officers consider that the swept paths are not deliverable and the 
temporary access road/access submitted onto Pentre Mawr Road is not fit for purpose.

Notwithstanding this, it is considered that the principal of an access is acceptable and access 
details can be amended to address these concerns. The requirement for further details can be 
secured by a pre-commencement condition in order to ensure no detriment to highway safety in 
the vicinity of the temporary access.

Subject to the requirements of the highways officer, which can be dealt with by conditions and 
informatives, the development is considered to be acceptable in terms of access and highway 
safety and would therefore accord with UDP Policies AS2, AS6, EV1 and EV3.

Other Issues

In terms of drainage, foul water flow rates are proposed to remain as existing, the foul water will 
continue to be discharged to the mains system on Pentre Mawr Road.

In term of surface water, it is proposed that surface water from the proposed extensions will 
connect to the existing surface water network that discharges to the main system.  The design 
and access statement states that the surface water run off entering the network as a result of 
the remodelling works will be reduced and states that a net decrease in surface water run off 
from the development of approximately 9% would be achieved.  
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The Council's drainage officer has recommended Dwr Cymru Welsh Water are consulted on the 
development as the proposal would discharge to the mains sewer.  Dwr Cymru Welsh Water 
have recommended no objection to the application subject to a condition requiring the 
submission of foul and surface water drainage details.  A similar condition has also been 
requested by the Council's drainage officer.  This condition is considered necessary to ensure 
there are satisfactory new drainage measures in place for the proposed development in 
accordance with the requirements of UDP Policies EV33 and EV35.

In terms of archaeology, the application has been accompanied by an archaeological appraisal 
which concludes that there was significant activity within the proposed development during the 
Post-medieval period.  However, the proposals are located away from Post-medieval remains, 
such as the tram road and engine house.  Subsequently Glamorgan Gwent Archaeological Trust 
consider there is unlikely to be an archaeological restraint to this development.  It is therefore 
considered that the development would not conflict with UDP Policy EV6.

The application site is located within a coal mining development high risk area, the application 
has been supported by a ground conditions report which identifies that the coal mining legacy 
potentially poses a risk to the proposed development and that intrusive site investigation works 
should be undertaken.  In line with the advice of the Coal Authority it is recommended that a 
condition is placed on any planning permission granted for these works to be undertaken 
together with any mitigation measures that may be required. Subject to this condition it is 
considered the development would not conflict with UDP Policy EV39.

In terms of ecology, the application has been supported by an ecological survey which 
demonstrates that overall the sites ecological value is low and there are no habitats of 
significance except for the existing trees.  A bat survey has been submitted which found no 
evidence of bat use of the buildings.  The Council's ecologist and NRW are satisfied that there is 
no need for any further bat survey work at the site.  The ecological survey has identified several 
ecological enhancement measures and these will be included as informatives, should planning 
permission be granted, together with standard bat and bird informatives.  The development is 
therefore considered to be acceptable in terms of its ecological impacts and would not conflict 
with UDP Policy EV2.

In view of the former use of the site as a spoil tip the submitted ground conditions report 
accompanying the application considers that there is a possibility that elevated chemical 
concentrations may be encountered within the made ground.  The Pollution Control Division has 
recommended a condition requiring further site investigation works and, where necessary, 
appropriate remediation measures.  A condition has also been recommended relating to 
unforeseen site contamination.  These conditions are considered to be necessary, given the 
history of the site and in the interests of public safety.  Subject to these conditions it is 
considered the development would not conflict with UDP Policy EV38.

In terms of noise and disturbance to users of the new and refurbished buildings, the application 
has been accompanied with a noise survey which identifies that there are a number of noise 
sources surrounding the school including road noise, train noise and plant noise from adjacent 
businesses and within the school itself.  
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The noise survey submitted with the application concluded that natural ventilating through 
openable windows (as opposed to mechanical ventilation) will be sufficient to meet indoor 
ambient noise level targets for the new build and refurbished elements of the school.  On the 
basis of the conclusions set out in the noise survey the Council's Pollution Division have raised 
no objection to the proposal. 

Conclusion

In conclusion the proposed development would result in a significant improvement to the 
appearance and functionality of the school.  The development would be in accordance with the 
above referenced UDP Policies.  Therefore, subject to conditions, the development is 
considered to be acceptable and is accordingly recommended for approval.

RECOMMENDATION:

APPROVE, subject to the following conditions:

1 The development hereby permitted shall begin not later than five years from the date of 
this decision.
Reason: To comply with the provisions of Section 91 of the Town and Country Planning 
Act, 1990.

2 The development shall be carried out in accordance with the following approved plans 
and documents:  01104 Rev PL05 - Phase 2 Site Location Plan, D1003 Rev PL05 - Site 
Plan Demolitions, 10007 Rev PL05 - Proposed Sprinkler Tank, 10012 Rev PL05 - 
Proposed Bin Store, received 28th July 2016.  (90)002 Rev T6 - Site Plan, Site External 
Lighting (Typical Circuits), 01105 Rev PL07 - Phase 2 Proposed Site Plan, 02004 REV 
PL07 - Proposed Ground Floor Plan, 02005 Rev PL07 - Proposed First Floor Plan, 02006 
REV PL07 - Proposed Roof Plan, 03003 REV PL07 - Proposed Elevations 1, 
60756/001/B - Landscape General Arrangement Plan, 20001 REV PL07 - Proposed 
Elevations 1, 20002 REV PL07 - Proposed Elevations 2, received 2nd September 2016. 
Reason: For the avoidance of doubt and to ensure compliance with the approved plans.

3 No development shall take place until the developer has notified the Local Planning 
Authority of the initiation of development. Such notification shall be in accordance with 
the form set out in Schedule 5A of the Town and Country Planning (Development 
Management Procedure) (Wales) Order 2012  or any order revoking or re-enacting that 
order.
Reason: To comply with the requirements of Section 71ZB(1) of the Town and Country 
Planning Act 1990 (as amended).

4 No development shall take place until the developer has displayed a site notice in 
accordance with the form set out in Schedule 5B of the Town and Country Planning 
(Development Management Procedure) (Wales) Order 2012 (as amended) or any order 
revoking or re-enacting that order. The site notice shall be displayed at all times when 
development is being carried out.
Reason: To comply with the requirements of Section 71ZB(2) of the Town and Country 
Planning Act 1990 (as amended).



PLANNING COMMITTEE – 1ST NOVEMBER 2016
ITEM 3 (CONT’D) APPLICATION NO: 2016/1530

5 No development shall take place until a site investigation of the nature and extent of 
contamination has been carried out in accordance with a methodology which has 
previously been submitted to and approved in writing by the local planning authority. The 
results of the site investigation shall be submitted to the local planning authority before 
any development begins. If any contamination is found during the site investigation, a 
report specifying the measures to be taken to remediate the site to render it suitable for 
the development hereby permitted shall be submitted to and approved in writing by the 
local planning authority. The site shall be remediated in accordance with the approved 
measures before development begins. On completion of remediation works a 
validation/verification report shall be submitted to and approved in writing by the Local 
Planning Authority that will demonstrate that the remediation works have been carried out 
satisfactorily and remediation targets have been achieved.
Reason: In the interests of public health.

6 Notwithstanding the details indicated on the approved plans no development shall 
commence until the developer has prepared a strategy for the comprehensive and 
integrated drainage of the site showing how surface water and land drainage will be dealt 
with and this has been approved in writing by the Local Planning Authority. This scheme 
shall include details of a sustainable drainage system (SuDS) for surface water drainage 
and/or details of any connections to a surface water drainage network. The development 
shall not be brought into beneficial use until the works have been completed in 
accordance with the approved drainage scheme, and this scheme shall be retained and 
maintained as approved unless otherwise agreed in writing by the Local Planning 
Authority.
Reason: To ensure that a satisfactory comprehensive means of drainage is achieved and 
that no adverse impact occurs to the environment and to minimise surface water run-off.

7 Prior to the commencement of development, the following must have taken place in 
relation to the risks posed to the development from former coal mining works:

a) A scheme for intrusive site investigations shall be submitted to the Local Planning 
Authority for approval. 
b) The approved scheme shall be undertaken and the findings of the investigations shall 
be reported to the Local Planning Authority for approval. 
c) A scheme for the treatment / remedial works for the mine entry shall, where identified 
as necessary under b), be submitted to the Local Planning Authority for approval. 
d) The implementation of the works identified within c) and the submission of a validation 
report to the Local Planning Authority for approval to confirm the works, as approved, 
have been undertaken. 

Reason: In the interests of health and safety.

8 Prior to superstructure works commencing on the building hereby approved details of the 
materials to be used in the construction of the external surfaces of the building shall be 
submitted to and approved in writing by the local planning authority. Development shall 
be carried out in accordance with the approved details.
Reason: To ensure a proper standard of development and appearance in the interests of 
conserving the amenities and architectural character of the area.
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9 If, during the course of development, contamination not previously identified is found to 
be present at the site no further development  shall be carried out until the developer has 
submitted, and obtained written approval from the local planning authority for a detailed 
strategy for dealing with said contamination.  The development shall be completed in 
accordance with the approved strategy. 
Reason: In the interests of public health and safety

10 Prior to the occupation of the new extension hereby approved a plan indicating the 
positions, height, design, materials and type of boundary treatment to be erected shall be 
submitted to and approved by the local planning authority. The boundary treatment shall 
be completed as approved before the extension is occupied.
Reason: In the interest of maintaining a satisfactory scheme of landscaping, to protect 
the visual amenity of the area and in the interests of community safety.

11 The basketball and netball courts near the northern boundary shall not be laid out until 
such time that the parking areas approved under 2016/1164 have been constructed and 
laid out in accordance with the details approved under that planning permission.
Reason: To ensure there is sufficient off street parking provision to serve the school.

INFORMATIVES

1 The development plan covering the City and County of Swansea is the City and County 
of Swansea Unitary Development Plan. The following policies were relevant to the 
consideration of the application:  AS2 (Design and Layout), AS6 (Parking), EV1 (Design), 
EV2 (Siting and Location), EV3 (Accessibility), EV6 (Ancient Monuments & Protection of 
Archaeological Sites), EV33 (Sewerage Disposal), EV35 (Surface Water Run-Off), EV38 
(Contaminated Land) and EV39 (Land Instability).

2 In terms of mitigation, there is scope to enhance woodland connectivity between the 
adjoining Sites of Nature Conservation Importance through the planting of new native 
woodland (D. Hill, City & County of Swansea, pers. comm. 13/4/2016). The most 
appropriate place for this planting would be around the northern edge of the school 
adjacent to the railway. There is also a preliminary proposal to create and area of habitat 
for nature study in the north-east corner of the site which could also be of new native 
woodland.  The applicant should contact the Council's planning ecologist Mark Winder to 
discuss the provision of these mitigation proposals.

3 Despite no evidence of bats being found during the surveys of building and trees, it is 
recommended that at least six bat boxes and / or bat bricks are provided as part of the 
project. Schwegler 2FN or 1FF bat boxes or Habitat bat bricks are suggested. It is 
suggested that two bat boxes are provided on retained trees within the grounds of the 
school.

This would help demonstrate that Pentrehafod School is fulfilling its duty to have regard 
to the conservation of biodiversity under Section 40 of the Natural Environment and Rural 
Communities (NERC) Act, 2006 (refer to Section 1.5.1.5).
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4 Bats may be present.  All British bat species are protected under Schedule 5 of the 
Wildlife & Countryside Act 1981 (as amended) and are listed in Schedule 2 of the 
Conservation of Habitats and Species Regulations 2010.  This legislation implements the 
EC Habitats & Species Directive in the UK making it an offence to capture, kill or disturb 
a European Protected Species or to damage or destroy the breeding site or resting place 
of such an animal.  It is also an offence to recklessly / intentionally to disturb such an 
animal.
If evidence of bats is encountered during site clearance e.g. live or dead animals or 
droppings, work should cease immediately and the advice of the Natural Resources 
Wales sought before continuing with any work (01792 634960).

5 Birds may be present in this building and grounds please note it is an offence under the 
Wildlife & Countryside Act 1981 (as amended) to intentionally (intentionally or recklessly 
for Schedule 1 birds) to:
- Kill, injure or take any wild bird
- Take, damage or destroy the nest of any wild bird while that nest in use or being 

built
- Take or destroy an egg of any wild bird
Care should be taken when working on buildings particularly during the bird nesting 
season March-August.

6 Network Rail have provided comments in relation to precautions and safe working 
practices near to Network Rail land.  You are advised to consider these comments, which 
are available to view on the Council's planning website, prior to undertaking any works 
near to the boundary with the railway line.
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WARD: Castle - Bay Area
Location: 36 Oldway Centre Orchard Street City Centre Swansea SA1 5AQ
Proposal: Change of use of existing Oldway Centre 13-storey office building (Class 

B1) and upper floors of High Street block to student accommodation 
with construction of additional 2 storeys of new student accommodation 
to High Street block (556 bed spaces in total) with ancillary ground floor 
communal facilities/services, car/cycle parking & refuse store with 
external alterations to existing building envelope, and change of use of  
Unit No's 40, 41/42, 43/44, 45/46, 47 & 48 High Street to form a single unit 
- Classes A1 (Shops), A2 (Financial & Professional), A3 (Food & Drink), 
B1 (Business) and D2 (Assembly & Leisure)

Applicant: Oldway Swansea Ltd 
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BACKGROUND INFORMATION 

POLICIES

Policy EV1 New development shall accord with a defined set of criteria of good design. (City & 
County of Swansea Unitary Development Plan 2008).

Policy EV2 The siting of new development shall give preference to the use of previously 
developed land and have regard to the physical character and topography of the 
site and its surroundings. (City & County of Swansea Unitary Development Plan 
2008).

Policy EV3 Proposals for new development and alterations to and change of use of existing 
buildings will be required to meet defined standards of access. (City & County of 
Swansea Unitary Development Plan 2008)

Policy EV4 New development will be assessed against its impact on the public realm. (City & 
County of Swansea Unitary Development Plan 2008)

Policy EV5 The provision of public art in new developments and refurbishment schemes will 
be supported. (City & County of Swansea Unitary Development Plan 2008)

Policy EV9 Development within or adjacent to a conservation area will only be permitted if it 
would preserve or enhance the character or appearance of the conservation area 
or its setting. (City & County of Swansea Unitary Development Plan 2008)

Policy EV13 Proposals for new or renovated shopfronts, including security grilles, should be 
sympathetic to the character of the building, adjacent properties and the 
surrounding area. (City & County of Swansea Unitary Development Plan 2008)

Policy EV40 Development proposals will not be permitted that would cause or result in 
significant harm to health, local amenity, natural heritage, the historic environment 
or landscape character because of significant levels of air, noise or light pollution. 
(City & County of Swansea Unitary Development Plan 2008)

Policy EC3 Improvement and enhancement of the established industrial and commercial 
areas will be encouraged where appropriate through building enhancement, 
environmental improvement, infrastructure works, development opportunities and 
targeted business support. (City & County of Swansea Unitary Development Plan 
2008)

Policy EC4 All new retail development will be assessed against need and other specific 
criteria. (City & County of Swansea Unitary Development Plan 2008)

Policy EC6 The provision of appropriate small-scale local shopping and neighbourhood 
facilities will be encouraged within local shopping centres and in areas of 
acknowledged deficiency in order to meet local need.  (City & County of Swansea 
Unitary Development Plan 2008)
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Policy HC11 The use of appropriate City Centre sites for student accommodation will be 
favoured.   (City & County of Swansea Unitary Development Plan 2008)

Policy HC17  The Council will negotiate with developers to secure improvements to 
infrastructure, services, and community facilities; and to mitigate against 
deleterious effects of the development and to secure other social economic or 
environmental investment to meet identified needs, via Section 106 of the Act. 
(City & County of Swansea Unitary Development Plan 2008)

Policy R16 Proposals for major new developments will be required to incorporate adequate 
and effective waste management facilities (City & County of Swansea Unitary 
Development Plan 2008)

Policy AS1 Accessibility - Criteria for assessing location of new development. (City & County 
of Swansea Unitary Development Plan 2008)

Policy AS2 Accessibility - Criteria for assessing design and layout of new development. (City 
& County of Swansea Unitary Development Plan 2008)

Policy AS5 Accessibility - Assessment of pedestrian and cyclist access in new development. 
(City & County of Swansea Unitary Development Plan 2008)

Policy AS6 Provision of car parking in accordance with adopted standards. (City & County of 
Swansea Unitary Development Plan 2008)

Policy CC1 Within the City Centre, development of the following uses will be supported:-
(i) Retailing and associated uses (Classes A1, A2, A3),
(ii) Offices (B1),
(iii) Hotels, residential institutions and housing (C1, C2, C3),
(iv) Community and appropriate leisure uses (D1, D2, A3)
(v) Marine related industry (B1, B2).
Subject to compliance with specified criteria. (City & County of Swansea Unitary 
Development Plan 2008)

Policy CC2 New retail development that maintains and enhances the vitality, attractiveness 
and viability of the City Centre as a regional shopping destination will be 
encouraged subject to compliance with specified criteria. (City & County of 
Swansea Unitary Development Plan 2008)
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SITE HISTORY
App Number Proposal Status Decision Date 

2016/1320 Change of use of existing 
Oldway Centre 13-storey office 
building (Class B1) and upper 
floors of High Street block to 
student accommodation with 
construction of additional 2 
storeys of new student 
accommodation to High Street 
block (556 bed spaces in total) 
with ancillary ground floor 
communal facilities/services, 
car/cycle parking & refuse store 
with external alterations to 
existing building envelope, and 
change of use of  Unit No's 40, 
41/42, 43/44, 45/46, 47 & 48 
High Street to form a single unit - 
Classes A1 (Shops), A2 
(Financial & Professional), A3 
(Food & Drink), B1 (Business) 
and D2 (Assembly & Leisure)

PDE
 

2016/0438 Pre-app conversion of existing 
office building to create student 
accommodation (500 bedrooms) 
and external alterations

PREP
OS

30.03.2016
 

2015/0196 Replacement advertisement 
panel fully integrated into bus 
shelter, including one digital 
display panel with one internally-
illuminated panel on reverse

APP 17.03.2015
 

2015/0184 Replacement advertisement 
panel fully integrated into bus 
shelter, including one digital 
display panel with one internally-
illuminated panel on reverse

APP 17.03.2015

RESPONSE TO CONSULTATIONS

The application was advertised in accordance with the Town and Country Planning 
(Development Management Procedure) Order 2012 (as amended) through the display of site 
notices and advertisement in the local press dated 25 July, 2016 - no responses were received.  

Dwr Cymru Welsh Water - No objection subject to conditions. 
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Natural Resources Wales -   We do not object to the above proposal, however we wish to 
make the following comments. 

Foul Water Disposal 
The application form states that foul water flows are to be discharged to the main 
public sewer, via the existing connection. This is our preferred means of foul water 

disposal and is considered to be the most sustainable. However, we advise that your 
Authority also consults Dwr Cymru Welsh Water (DCWW) in order to confirm that there is 
sufficient hydraulic capacity within the sewer network, at this location, to accommodate the 
flows generated without causing pollution.  

Surface Water Disposal 
We note that the proposal is currently to discharge surface water to the mains. However, we 
recommend that the applicant investigates the use of a sustainable drainage system (SUDS), as 
advocated by current planning guidance PPW and TAN15 (July 2004). Ultimately the drainage 
system design is a matter for your Authority's Drainage Engineers and so we would advise that 
they are consulted in relation to this proposal. 

Protected Species and Ecology 
We recommend you seek the advice of your Authority's Planning Ecologist to determine if there 
is a reasonable likelihood of bats, a European Protected Species, being present within the 
application site. If so, in accordance with Technical Advice Note 5: Nature Conservation and 
Planning (paragraph 6.2.2) a bat survey may be required. 

Pollution Prevention & Waste Management 
As your Authority will be aware there can be no deterioration of water bodies under the Water 
Framework Directive. Therefore, it is vital that all appropriate pollution control measures are 
adopted on site to ensure that the integrity of controlled waters (surface and ground) is assured.  
At best practice, we would advise the applicant / developer to produce a site specific 
construction management / pollution prevention plan with particular reference given to the 
protection of the surrounding land & water environments. We would also recommend that a site 
waste management plan (SWMP) for the project is produced. 

Head of Environmental Management (Pollution Control) -

Please find comments and conditions below:

Noise: -
I have been through the noise report submitted and would agree with the comments regarding 
the requirement for acoustic fenestration should the application be granted.  However, the 
locations chosen for monitoring are not truly representative for the High Street façade; they are 
approximately fifteen metres further back from the façade of the proposed 1st floor 
accommodation.  

Welsh Government produced Noise Maps in 2012 to meet the requirements of the 
Environmental Noise Directive (Directive 2002/49/EC) and the Environmental Noise (Wales) 
Regulations 2006 (as amended).  These maps indicate the facades of application site will be 
exposed to a daytime range of 65-69.9dBALeq,16hr and night time range 55-59.9dBALeq,8hr. 
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In order to protect the residential uses of the application, noise conditions should be attached.  

Air Quality: -
Unfortunately there has been no mention of residential exposure in relation to the Air Quality 
objectives set out in the Air Quality (Wales) Regulations 2000, No. 1940 (Wales 138), Air Quality 
(Amendment) (Wales) Regulations 2002, No.3182 (Wales 198).

The local authority currently undertakes monitoring in this area and results have shown that 
there have been elevated concentrations at façade exposures on high street at both ground and 
first floor heights over recent years.  Whilst this data shows a downward trend for the Mackworth 
court sites the Local Authority has only been monitoring at the Oldway Location since 2015.  
The annual mean has been back corrected from the roadside to the façade and is not breaching 
the Annual Mean Air Quality Objective for NO2 (40µgm-3).  

I am not in a position to object to the application on the grounds of exposure to poor air 
quality but would like to add the comment that the mechanical ventilation requirement for noise 
exposure reduction will assist with air quality as long as the air intakes are not on the High 
Street façade.

Highway Observations - 

1. Introduction

1.1 This application is for a planning permission for works as outlined above on land used 
as offices (Oldway centre) and a variety of shops (High Street). 

1.2 In order to assess the impact of the development, a Transport assessment was submitted 
with the full planning application on behalf of the applicant Oldway Swansea Ltd, 
prepared by ttc 'The Transportation Consultancy'. The content and scope had been 
advised and agreed with CCS Highways who were involved at pre-app stage.

1.3 The site is located at the top of High Street Swansea and is bounded by  Orchard Street 
to the west, High Street to the east and existing commercial buildings to the north and 
south. There are two points of vehicle access to the site from Orchard Street and High 
Street. Pedestrians can also access the site via these accesses and the main pedestrian 
entrance from Orchard Street.

1.4 The site also includes the existing ground floor retail units which front onto High Street 
and are situated beneath the existing Oldway Centre. As part of the proposals a number 
of these retail units will be converted in to a reception area for student accommodation 
with the principle entrance to the site from High Street, with an area to be retained for 
retail opportunity.

1.5 The student accommodation will consist of 116 bedroom clusters comprising of a total of 
556 bedrooms over 16 floors with ancillary uses at ground floor level.
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2. Vehicular Access and Traffic

2.1 There is a car park at ground level situated underneath the Oldway Centre which is 
proposed to be retained as part of the proposals. There are 21 car parking spaces and 
some cycle parking existing and these are to be retained for use by the development. 
There is a car parking situated in the basement car park which accommodates 
approximately 60 car parking spaces, both of which are controlled by a barrier and 
access from Orchard Street and High Street. Vehicular access from High Street is also 
controlled by a manual barrier system. The basement parking area is being retained for 
use by the adjacent building of Alexandra House. 

2.2 All the roads within the vicinity of the application site have pedestrian footways on both 
sides of the carriageway together with public lighting. 

2.3 The Transport Assessment indicated that the Highway Network could accommodate the 
additional traffic generated by the proposal. The scheme was assessed in accordance 
with the National Database TRICS. The document compared those trips generated by the 
proposed student/mixed use development with the existing office use.

Using the TRICS Database as a reference point the TA showed that the existing office 
use (at full capacity) generated 277 two-way vehicular  movements in the a.m. peak 
(08.00-09.00) compared to 9 for the proposed student development. In the p.m. peak 
(17.00 to 18.00) the relative figures are 173 for the office use and 18 for the proposed 
student/mixed use. It is seen therefore that there are substantially less vehicular 
movements associated with the proposed use. As the trips proposed are less than those 
generated by the offices it is accepted that the development will not have an 
unacceptable impact on traffic, nor the efficiency of the junctions in and around the site. 

Multi modal trip rates have also been calculated which show an increase in walking from 
60 in the a.m. peak to 105, and from 35 in the p.m. peak to 121. Also cycle usage 
increased but there was a reduction in public transport compared to the office use.  It was 
advised that cycle usage locally in in excess of that generated by TRICS but given the 
financial contribution being made to enhance the cycle routes it is felt that this aspect is 
fully catered for albeit that a condition will be added to provide additional cycle parking 
should the need arise as the cycle parking 

The proposal therefore is unlikely to generate any noticeable increase in car movements 
but will bring about an increase in walking, cycling and public transport usage by virtue of 
minimal car parking being provided. 

The student accommodation will generate negligible vehicular traffic due to the limited 
parking facilities provided which in the main are intended to serve visitors/ 
servicing/wardens and drop off areas.  A Section 106 Agreement linking to the tenancy 
agreement will be required to ensure that students taking up residence do not own cars 
and bring them to the site or the surrounding area as there is no parking provided for this 
purpose.
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2.4 The thrust of land use and transport policy is to promote and encourage the choice of 
walking/cycling above all else where travel needs to occur. It is reasonable to assume 
that walking is a viable and growing means of travel and this development should be 
designed to promote it. The section 106 Contributions which are being sought provide 
infrastructure that supports this thrust and will part fund the upgrade to the shared use 
path which is being constructed along Orchard Street. This contribution was requested at 
pre-app stage and agreed in principle. The applicant being aware of the main mode of 
transport for students being on foot or by cycle. The site is ideally placed for bus routes 
too as well as being a short walk to the Quadrant bus station with national links. 

2.5 As has been mentioned the main thrust of the modal splits is towards non car modes of 
transport. In the preapp enquiry the applicant was advised of the obligation to provide a 
contribution towards a Highways section 106 agreement to promote/enhance 
cycle/walking/public transport routes. For the number of units proposed this currently 
equates to £96,244.

2.6 To determine likely travel patterns reference was made to the Swansea University 
Travel Plan survey which was undertaken in 2014. The survey results (for over 1000 
responses) showed that foot was the main form of transport (47%) followed by bus (24%) 
bike 11% and car (sharing or alone) was 12%. The remainder was made up of other 
travel modes. This site is ideally located for these sustainable modes to continue.

3. Car Parking

3.1 The site is located within the City Centre core and as such there is no requirement to 
provide parking. Notwithstanding this there are 21 spaces being provided within the 
curtilage.  

3.2 Access to the existing car parking area for use by the student element is off Orchard 
Street and this will remain for the proposed uses also.

3.3 The student accommodation is planned to be essentially car-free. 21 car parking spaces 
are provided for visitor and disabled use. 6 of the spaces are laid out for blue badge 
users. To ensure that this car free arrangement works satisfactorily and does not cause 
overspill parking problems there is a need to ensure that students do not have cars, and 
that alternatives are in place. The tenancy Agreement will have to form part of the 
Section 106 agreement which will tie the student residents into not bringing cars to the 
site. 

3.4 Car parking within the site is provided for pick up /drop offs and servicing only and no 
long term parking is available for student users (in line with the tenancy agreement 
referenced earlier). 

3.5 Due to the lack of parking for the student element there is a requirement for a 
management scheme to ensure that all the limited parking spaces are managed  
effectively (including for the ancillary uses) and to ensure that maintenance/servicing can 
be satisfactorily accommodated. This parking management scheme should also include 
the start of term drop offs and end of term pick ups as there will be a significant increase 
in cars that cannot be accommodated within the site.
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3.6 There is a small element of parking available for the retail use located within the 
courtyard at the rear of the unit fronting High Street. 

4. Pedestrian and Cycle Access

4.1 Pedestrian/cycle facilities are to be enhanced by the development.  A sum of £96,244 will 
be requested. This will be put towards provision of a car free segregated  cycle route 
along Orchard Street with the rest of the monies already having been agreed and 
secured under a section 106 Agreement from the recent planning application on the 
opposite side of the road at Mariner Street car park.

4.2 There is a room provided on the basement level to cater for 90 cycles so cycling will be a 
viable sustainable mode of transport particularly in view of the proximity of the site to the 
NCN Routes. However the cycle storage provision falls short at only 90 spaces. The 
parking standards require one stand per two bedrooms so it can be seen that this is 
inadequate. 

5. Public Transport

5.1 The site is currently served by frequent bus services along High Street and Orchard 
Street. The site is located within a short walk to the Quadrant Bus station where trips can 
be made further afield. It is not considered that there are any improvements needed to 
improve the frequency given the existing levels of service provision. 

5.2 The Train Station can be reached on foot as it is located within 100m of the site.  

6. Highways Infrastructure

6.1 The applicant will be required to make a contribution of £96,244 towards works to provide 
a segregated cycle route along Orchard Street.

6.2 The change of use proposed is unlikely to have any impact on existing infrastructure.  

6.3 Existing access points are to be utilized so there are no highway safety issues arising 
from continued use of the points. 

6.4 Accident data showed that there were no obvious issues in and around the site. 
 
7. Conclusions

7.1. The Transport Assessment indicated that the development will not result in a material 
increase in car usage and associated congestion, subject to the mitigation measures 
proposed and a robust tenancy agreement to prevent car ownership. The vehicular 
movements were shown to be less than those associated with the office use.

7.2  Pedestrian and cycle facilities will be catered for within the development in conjunction 
with the contents of the Section 106 and the proposed building layout and the provision of 
cycle storage and new pedestrian footways
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7.3 The use of the incorporation of the tenancy agreement into the Section 106 agreement 
should ensure that car use is minimized. 

8. Recommendations

8.1 No highway objection subject to the following;

i. The Section 106 to include details of a parking management scheme for the parking 
both within the area designated for student/visitor use, and also in the adjoining 
servicing area.  The document should make specific reference to general day to day 
management as well as the pick ups and drop offs which have the potential to bring 
more vehicles than can be accommodated at once.

ii. The Section 106 to include the tenancy agreement to ensure that there is a 
mechanism for dealing with failure to comply with the parking management regime, 
in the interests of highway safety as the parking for 'managed student 
accommodation' is significantly lower that unrestricted residential uses. 

iii. The Section 106 to include the financial contributions as outlined above 
(96,244) for the  works to provide a contribution to the cycle route on Orchard 

Street. 

iv. I recommend that the applicant be required to submit a Travel Plan for approval 
within 12 months of consent and that the Travel Plan be implemented prior to the 
beneficial use of the building commencing.

v. Prior to any works commencing on the site, a Construction Traffic Management Plan 
shall be submitted to and approved in writing by the Local Planning Authority. The 
approved traffic management plan shall be implemented and adhered to at all 
times unless otherwise agreed by the Local Planning Authority.

vi. The applicant to provide an annual review of cycle usage to the LPA and if it is 
deemed that the cycle storage availability is oversubscribed then the applicant will be 
required to find additional storage facilities in accordance with details to be submitted 
to the LPA for approval. 

APPRAISAL

Introduction

The planning application is for the change of use of existing Oldway Centre 13-storey office 
building (Class B1) and upper floors of High Street block to student accommodation with 
construction of additional 2 storeys of new student accommodation to High Street block in order 
to provide a total of 556 bed spaces. The ground floor will provide communal facilities/services, 
and there is an existing facility at ground floor to provide car/cycle parking & refuse store. 
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It is also proposed to carry out extensive alterations to the external alterations to the existing 
building envelope, and also seeks change of use of the existing commercial units at  No's 40, 
41/42, 43/44, 45/46, 47 & 48 High Street possibly to form a single unit within Use Classes A1 
(Shops), A2 (Financial & Professional), A3 (Food & Drink), B1 (Business) and D2 (Assembly & 
Leisure). 

Application Site and Surroundings

The Oldway Centre / Alexander House comprise of a significant building at the top end of High 
Street / Orchard Street opposite Swansea Train Station. This application relates to the 
conversion of the Oldway Centre only and Alexander House will be retained for Class B1 office 
purposes. The building was constructed in the early 1970's as an autonomous office block over 
13 storeys, approached from an entrance at the southern end of the Orchard Street frontage. 
The property includes a three-storey block fronting High Street with retail units to the ground 
floor and two floors of office space over. A pedestrian walkway runs between Orchard Street 
and High Street to the south of the application site. 

The proximity of Swansea train station provides sustainable transport links for local and national 
rail travel, and there is a regular bus route which passes the site. There are also opportunities to 
improve the existing cycle linkages in the vicinity of the site, with running from along Orchard 
Street and to the city centre, and is within walking distances to most city centre facilities and 
services. 

High Street has become a secondary area for shopping, and has a number of vacant units with 
inactive upper floors, but remains a key route from the Railway Station towards the retail core of 
the central core. Recent developments in High Street have seen significant improvements to the 
built fabric of the area, notably by the Urban Village scheme frontage to High Street, and new 
infill developments on derelict sites below along The Strand. This has begun to redefine the 
character the area based on mixed uses including the arts and creative industries, with live/ 
work opportunities for start-up and artisan businesses. Some ground floor space has also been 
let to new retail and commercial businesses, but more is required to encourage appropriate 
upper floor residential uses which to generate a new community as well as ground floor 
commercial occupation. The Urban Quarter development in High Street will further contribute to 
the regeneration of the area.  

The Oldway Centre has been divided into a number of office suites, but the applicants indicate 
that occupancy has reduced significantly over recent years, leaving the building with very few 
tenants. The applicant has therefore identified an opportunity to change the use of the building 
to student accommodation in response to the growing demand for bespoke student 
accommodation. This demand has resulted from the recent and continued expansion 
programmes of the nearby Swansea University and Trinity St David University. Swansea 
University is establishing the College of Engineering and School of Management in new 
buildings at the Swansea Bay campus, while Trinity St David has plans to expand in the SA1 
Waterfront Innovation Quarter. The proposed re-development of the Mariner Street car park was 
resolved to be granted planning permission (subject to the completion of a Section 106 Planning 
Obligation) for the construction of a purpose built student 22 storey building accommodating 725 
bedrooms (ref:2016/0556). 
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The implementation of both developments would therefore create a significant student 
population at this location. It is also indicated that the proposed conversion provides the 
opportunity to improve the acoustic, thermal and environmental performance of the existing 
building and to enhance its visual appearance in terms of distant views and its presence in the 
street scene. 

Proposed Development

The student accommodation scheme, providing a total of 556 bedspaces in total within 116 
cluster flats of between 3 and 5 bedrooms off a single cluster corridor located on the upper 
floors of the development, with shared common/ancillary accommodation to the ground floor 
including a controlled entrance / reception area from the High Street elevation. It is proposed 
that the existing commercial units at ground floor on the High Street elevation could 
accommodate a variety of uses. 

As indicated the principle entrance will be obtained from High Street and an alternative level 
access under the under-croft car park will provide direct access from the disabled parking 
spaces. Part M compliant internal lifts will provide access to all levels of the building the whole of 
the ground floor accommodation. It is proposed to provide 12 accessible studios close to the 
main lifts (one each per accommodation floor). These will be designed to accommodate 
disabled/wheelchair use and will be specifically customised to respond to the needs of individual 
disabled residents. Cluster flat kitchen/living rooms are designed for disabled persons to visit 
friends and family. 

The existing under-croft car park area which can either be access from High Street or Orchard 
Street would accommodate 21 car parking spaces (including 6 disabled), 5 no. motorcycle 
parking spaces in addition to a secure cycle parking (90 spaces). There are also 5 no. car 
parking spaces to serve the commercial unit(s). This area will also provide an enclosed waste / 
recycling storage facility within the under-croft area. There is an existing entrance to the building 
from this area which will be retained.     

The planning application has been supported by a Design and Access Statement, 
Environmental Survey and a Transport Assessment / Travel Plan. 

Material Planning Considerations

The main material planning considerations in the determination of this planning application are 
set out as follows:

o Compliance with prevailing Development Plan policy and Supplementary Planning 
Guidance;

o Townscape and visual impact;
o Highways, traffic, car parking, access and pedestrian movements;
o Noise & Air Quality
o Refuse Storage

There are considered to be no additional issues arising from the provisions of the Human Rights 
Act.
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Development Plan Policy and Supplementary Planning Guidance
In accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004, the 
determination of a planning application must be made in accordance with the development plan 
unless material considerations indicate otherwise.

Planning Policy Wales
PPW states that there is a preference for the re-use of previously developed land compared to 
greenfield sites and Paragraph 4.9.2 goes on to state that many previously developed sites in 
built-up areas may be considered suitable for development because their re-use will promote 
sustainability objectives. This is especially so where there is vacant or underused land. PPW 
(para 4.2) states that sustainable development means the process of improving the economic, 
social and environmental and cultural well-being of Wales by taking action, in accordance with 
the sustainable development principle, aimed at achieving the well-being goals.

TAN23 (Economic Development)
TAN23 (Economic Development) states that the economic benefits associated with 
development may be geographically spread out far beyond the area where the development is 
located and therefore as a consequence it is essential that the planning system recognises and 
gives due weight to the economic benefits associated with new development.

In managing the retention and release of existing employment sites authorities should aim to 
ensure that the integrity of remaining employment sites is not compromised. Whilst office are not 
specifically mentioned, TAN23 indicates that existing employment sites should only be released 
where they have poor prospects of being re-occupied for their previous use; the use is 
oversupplied; the existing employment use has unacceptable adverse impacts on amenity or the 
environment; the proposed redevelopment does not compromise unduly neighbouring 
employment sites that are to be retained; other priorities, such as housing need, override more 
narrowly focussed economic considerations; and/or land of equal or better quality is made 
available elsewhere, even if this is not within the local planning authority boundary. 

Swansea Unitary Development Plan 
The primary focus of the UDP Spatial Strategy is to encourage a sustainable approach to the 
development of a prosperous region focused on a cosmopolitan and multi-cultural City and 
County, which capitalises on its waterfront location. Strategic Policy SP1 states that sustainable 
development will be pursued as an integral principle of the planning and development process. 
Development proposals designed to a high quality and standard, which enhances townscape, 
landscape, sense of place, and strengthens Swansea's Waterfront identity will be favoured. 

Goal 2 of the UDP is to help promote the sustainable growth of the local and regional economy 
and a high priority is placed on raising economic prosperity in the region. PPW states that the 
Welsh Government defines economic development as development of land and buildings for 
activities that generate wealth, jobs and incomes and the planning system should support 
economic and employment growth alongside social and environmental considerations. The 
development will provide significant economic benefits to the City of Swansea. 
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The application site is located within the City Centre Action Area where the objective is to 
reinforce and improve the City Centre as a vibrant regional focus for business and 
administration, shopping, culture and leisure. UDP Policy CC1 (City Centre Mixed Use 
Development) of the UDP states that within the City Centre, development of numerous uses will 
be supported and these include retail, offices, hotels and housing, community and leisure uses. 
In terms of the proposed use, the UDP sets out the different uses that are considered 
acceptable within the City Centre. Although purpose built student accommodation is not listed 
specifically under Policy CC1, student accommodation is similar to both hotels and residential 
apartments in terms of format and operation, however, UDP Policy HC11 specifically states that 
the use of appropriate City Centre sites for student accommodation will be favoured. The 
student accommodation use would generate a large number of city centre residents that would 
add footfall and activity in the city centre. The residents would positively contribute to how the 
city centre functions by taking advantage of its facilities and amenities. In addition, the ancillary 
commercial uses would create active frontages and would attract additional footfall to the area. 
As promoted by PPW, the proposed use would make efficient use of a plot of land that is 
currently underutilised.

The development would result in the loss of the existing office accommodation, however, as 
indicated, the office building has had very few tenants in recent years, and the applicants have 
further indicated that Swansea's total office stock is currently 20% vacant. Moreover, that the 
City Centre office stock is of poor quality and highly unlikely to be re-occupied attracting poor 
rental values. In particular, they indicate: 

The 9th and 10th floors of the Oldway Centre have been vacant for over 10 years (last occupied 
by DVLA) and with the remaining tenants leaving. The cost of refurbishment to provide quality 
Grade A/B space required to facilitate lettings will be prohibitive, as achievable rentals will not 
underwrite the capex and any office scheme refurbishment and would not be financially viable. 
The building floor plates at 9000 sq ft are also too large to cater for the local market place 
requirements and there has historically been a lack of true inward investment in the City, other 
than to service the DVLA operations, which over recent years have been in decline. With the 
continued trend of reducing square footage per employee head (30 - 40% reduction over the 
past 20 years) the issue with the re-let ability of Oldway will be ongoing.   

The development of the Swansea University Bay Campus and the University of Wales Trinity St 
David's Swansea Waterfront Innovation Campus are providing the drivers for the regeneration 
of Swansea and the requirements for new affordable student accommodation within the City 
Centre, provides the opportunity to re-generate functionally obsolete property and introduce 
vitality via people into the City Centre having the knock on effects of re-generating small 
businesses like shops, café's pubs and leisure facilities which, by their presence will eventually 
drag back business users into the City Centre from their currently "preferred" out of town 
locations.     

As referred to in more detail below, the Swansea City Centre Regeneration Framework has sub-
divided the central area concept plan into areas, and the key vision for the Kingsway / Orchard 
Street Complimentary Area is focused on providing a new Business District which would 
accommodate significant new office / employment space. The loss of the office accommodation 
is therefore considered to be acceptable and the principle of development of this site is therefore 
considered to be policy compliant. 
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On the basis of the above, and taking into consideration the Council's acknowledgement within 
the recently published Regeneration Framework that the site is suitable for significant amounts 
of living accommodation, the principle of a student accommodation development at this site is 
acceptable. 

Swansea Central Area Regeneration Framework (SCARF)
The site is located within the Swansea City Centre Regeneration Framework area which has 
been defined to encompass all of the main retail and commercial areas of the City Centre. The 
Framework states that a priority for the City Centre is that it develops as an attractive, 
distinctive, mixed-use, higher density urban core. The regeneration framework for Swansea city 
centre (SCARF) has recently been updated and has been the subject of public and stakeholder 
consultation and was adopted as informal planning guidance in February 2016 by the Council's 
Cabinet. It is informing the drafting of the Local Development Plan and will ultimately become 
SPG to updated Development Plan.

The current regeneration framework for the city centre designates High Street as a  
'complementary area' with the vision theme of 'living, working and learning'. The SCARF seeks 
to continue the diversification of the High Street started under the earlier regeneration 
framework. This recognises that the retail heart of the city has shifted to the area around the 
Quadrant and that the new role of High Street should focus on the 'living, working and learning' 
theme with an emphasis on creative industries and culture. The SCARF states that High Street 
has the capacity to build a resident community which supports a thriving economy in the Central 
area and play a significant role in complementing the retail leisure led mixed use core. The 
catalyst effect of the Urban Village is recognised: this has set a positive benchmark for quality of 
design and unique local businesses but a critical mass is required to generate the revitalisation 
necessary to make it a busy, vibrant street.

Therefore the proposal is considered to be fully compliant with the SCARF requirements. Whilst 
the Urban Village project has significantly regenerated High Street, the further introduction of 
556 students and high quality commercial offerings will further revitalise the street with 
significantly increased footfall and vibrancy. This is likely to encourage the reuse of other vacant 
buildings and will help dilute/ discourage the antisocial behaviour that has become associated 
with High Street. This project also has the potential to link the upper and lower High Street 
areas.

Places to Live Residential Design Guide SPG (2014)
Whilst this adopted design guide is generally aimed at housing developments, it is relevant to 
this proposal in terms of high density city centre living considerations and the residential amenity 
tests. 

The relevant requirements of the Residential Design Guide include:

o Maximise density in accessible location - as indicated above the, site is in a highly 
accessible location. It is well served by public transport, walkable to the city centre and a 
cycle ride to the various university areas. The Residential Design Guide sets the objectives 
of maximising densities in accessible locations.  
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o Legible and welcoming entrances - a key requirement for all forms of development is that 
the entrances are easy to locate, and are safe and welcoming. This can be ensured by 
facing the entrances onto streets and public realm areas and also by emphasising the 
entrances as part of the architectural design. The proposed main student entrance will be 
from a glazed lobby facing High Street and will be highly visible and legible. This is 
supplemented by an additional side entrance direct from the car parking area.

Townscape and Visual Impact
Oldway House has a monolithic form with dated appearance which detracts from the quality and 
character of High Street, Orchard Street and Alexandra Road conservation Area (including the 
setting of listed buildings). The building also detracts from the sense of arrival in the city when 
exiting the rail station. Furthermore the under occupancy of the building for office 
accommodation means that it does not contribute sufficiently to the vibrancy and footfall in the 
area.

Tall Building Strategy SPG
The tall building SPG was adopted in 2008, although this has been updated and was subject to 
public and stakeholder consultation in 2015, the 2008 version remains the adopted SPG until 
superseded.  In respect of existing tall buildings, the strategy for the refurbishment of existing 
tall buildings involving the change of materials may provide an opportunity to improve the design 
quality and functioning of existing tall buildings. The key principles from the tall building SPG 
relative to this application are:

o Ensure public uses including entrances at ground floor to provide active frontages
o Address issues of safety and security
o The scale aspects should address plot widths and human scale
o Forms should have slender proportions  and not be slab like
o The top should contribute to the skyline 
o High quality materials and details are expected

Guidance for proposals in this area is also set out in the Swansea Central Area Regeneration 
Framework (2015) within the section on High Street:

o Ensure that new developments include reference to the plots that underlie the area by 
means of vertical frontages of joined buildings.

o Ensure that all developments along High Street include active frontages to bring vitality to 
the street;

o Ensure development and refurbishment achieves a positive impression and points of 
activity to Orchard Street 

The use of a cladding system is welcomed in principle given the weathering issues with recent 
projects finished in render. The final cladding system, including colours,  will need to be agreed 
and controlled through the planning conditions. Additionally, the ground floor area shopfronts will 
require a robust material instead of cladding panels.

There are three distinct elements to this building which warrant different architectural 
treatments:
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o High street frontage - this has an 'urban scale of three floors' at present with office space 
above ground floor active frontage (shop units) and forms part of the continuous frontage 
abutting the rear of the western footway. The objective for this element should be to 
integrate the scale and form with the valued character of High Street.

o East west tower abutting lane - this is highly visible (13st) from the south looking up High 
Street. The objective for this element should be to break the form down into two 'slender' 
linked towers.

o North south slab - this is highly visible (13st) from Fabian Way when crossing the River 
Tawe and forms part of the key view on entering the city and is also viewed from elevated 
hill side looking east. The objective for this element should be to break the slab form 
down to reduce the monolithic appearance.

Entrances
The student accommodation is proposed with two entrances, creating a new primary entrance 
off High Street which will access into the main reception area and using the existing entrance 
from the car parking area as a secondary entrance.  The DAS addendum explains that the 
intention is to increase activity and footfall on High Street by focussing the new entrance onto 
this area. It is proposed to close the existing entrance to the main building from Orchard Street. 
This is unfortunate, however this internal area will become a communal seating area with 
windows overlooking the street to provide natural surveillance. Furthermore the secondary 
entrance off the car parking area will provide a link for students to the bus stop on Orchard 
Street. Therefore whilst the closure of the Orchard Street is disappointing, it is acceptable on 
balance.

High Street block
The application as originally submitted proposed two additional floors taking the High Street 
frontage to 5 floors. The general scale of High Street is 3-4 storeys under pitched roofs and this 
is acknowledged by the neighbourhood character assessment section of the DAS. There was 
therefore concern that the proposed scale on High Street would have been inappropriate. The 
amended proposals have responded to the character of High Street and to reduce the apparent 
scale for much of the frontage by insetting the top floor above the four storey frontage. This is 
now considered to be appropriate.  

It was intended to re-clad and divide the High Street frontage into three blocks with two linking 
sections. However the width of the three blocks was considered to be out of scale to the 
established frontage widths on High Street, which did not respect the valued character of the 
area. The SCARF states that the underlying historic plots and vertical frontages should underpin 
all proposals in this area. Additionally, the use of materials should break the High Street 
frontage into a corner blocks to reflect the typical wider frontage on the street). The amended 
façade design has broken this elevation into four elements to reflect the traditional frontage 
widths in the area. The end block is retained as the full five storeys to turn the corner onto the 
lane, and all bedrooms have full height windows to maximise natural lighting and ensure natural 
surveillance of the street, plus the varied window positions gives the elevation a vibrant and 
contemporary appearance.
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The retention of the ground floor commercial unit fronting High Street is welcomed, and it is 
important that the design of the ground floor needs to maximise active frontage. The extent of 
shopfront glazing at ground floor is increased to maximise active frontage with a masonry 
surround to ensure robustness at street level. These changes are all welcomed to reflect the 
positive aspects of High Street in a contemporary character. The details of the materials and 
fixings etc can be controlled by condition.

Tower abutting lane
This elevation is highly visible from the city core and High Street looking north. The main 
requirement is to break down the monolithic form and instead create the appearance of two 
linked towers of slender appearance. The proposed recladding concept to create the 
appearance of two linked towers is appropriate and the DAS indicates that the proposal draws 
on the materials proposed for the recently approved Mariner Street scheme. The use of a 
Trespa cladding system would be acceptable. The recladding proposals have been amended to 
create the appearance of two linked towers. This has been achieved through the use of different 
cladding colours and by accentuating the difference in parapet heights on the skyline. The use 
of colour wraps around the separate east and west towers to provide continuity of appearance. 
The west tower incorporates paired windows spanning floors with coloured side panels to lift the 
elevation visually.

North south slab block
The original proposal indicated using darker cladding to the upper 4 floors of the slab block, in 
order to try and break up the visual mass of the building. However, it was not considered that 
this would be effective in reducing the monolithic form and as such would not have satisfied the 
guidance within the Tall Buildings SPG. It was proposed for the elevation of the slab block to be 
broken into two parts with expanses of glazing and infill panels split by a stack of vertical 
punched windows to the stair core. This would had the effect of making the slab appear more 
monolithic contrary to the tall building SPG and is harmful to the setting of the Alexandra Road 
conservation area and listed building (Llys Glas) opposite. 

The amended recladding proposals to the east and west elevations of this block have broken 
down the monolithic appearance by dividing it into two unequal sections, using the current 
location of the central stair core to divide the composition. The scale of the two resulting 
sections of the east and west elevation are further reduced by grouping the windows vertically 
with a contrasting coloured side panel, which allows pairs of windows to be seen as a single 
opening, thereby reducing the apparent scale of the existing building. This will also help 
enhance the visual relationship to the adjacent Alexandra Road Conservation Area and the 
setting of the listed former Central Police Station.

Overlooking
There is approximately 10.5m between the windows in the rear of the High Street block and 
lower level windows in the internal east elevation of the slab block. This would have resulted in 
privacy and amenity issues for the future student occupiers of the proposed development. This 
issue has been addressed in the amended plans through the addition of controlled aspect oriel 
windows to the rear of the High Street block. This avoids direct overlooking between bedroom 
windows in close proximity whilst allowing all rooms to have clear glazed full height windows. 
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Impact on Cultural Heritage 
Policy EV1(x) of the UDP states that new development shall have regard to the desirability of 
preserving the setting of any listed building. Policy EV2 (vi) states that new development must 
have regard to the physical character and topography of the site and its surroundings by 
avoiding detrimental effects on the historic environment. Policy EV6 seeks to protect, preserve 
and enhance Scheduled Ancient Monuments and their settings as well as unscheduled 
archaeological sites and monuments and their settings. Policy EV9 relates to Conservation 
Areas and states that development within or adjacent to a conservation area will only be 
permitted if it would preserve or enhance the character or appearance of the conservation area 
or its setting.

The Alexandra Road Conservation Area lies immediately to the south-west of the site. There are 
a number of Listed Buildings in the City Centre. Those closest to the application are the Llys 
Glas (former Police Station) Grade II, which lies in the Alexandra Road Conservation Area to the 
west and the Grade II* Ebenezer Baptist Chapel and Chapel Hall which are located 
approximately 100m to the north of the application site. Oldway House has a monolithic form 
with dated appearance which detracts from the quality and character of the Alexandra Road 
Conservation Area including the setting of listed buildings. It is considered that the opportunity to 
re-clad the building in a more a contemporary nature would have a beneficial impact on the 
relationship to the surrounding heritage assets. 

Highway Observations - Highways, traffic, car parking, access and pedestrian 
movements

PPW aims to reduce the need to travel, especially by private car, by locating development 
where there is good access by public transport, walking and cycling. It also supports the locating 
of development near other related uses to encourage multi-purpose trips and reduce the length 
of journeys.

UDP Policy AS1 of the UDP requires that new development associated with housing, 
employment, shopping, leisure and service provision is located in areas that are currently highly 
accessible by a range of transport modes, in particular public transport, walking and cycling.

Policy AS2 states that new development should be designed to:

o promote the use of public transport and facilitate sustainable travel choices;
o provide suitable facilities and an attractive environment for pedestrians, cyclists and other non-
motorised modes of transport;
o Allow for the safe, efficient and non-intrusive movement of vehicles, and
o Comply with the principles of accessibility for all.

Policy AS5 also requires development proposals to consider access requirements for 
pedestrians and cyclists. Whilst Policy AS6 states that parking provision to serve development 
will be assessed against adopted maximum parking standards to ensure that proposed 
schemes provide appropriate levels of parking for private cars and service vehicles. Account will 
also need to be taken of the need to provide facilities for the parking of motorcycles and cycles.  
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A Transport Assessment (TA) has been submitted in order to assess the impact of the 
development, the content and scope of which was agreed by CCS Highways during pre-
application discussions. The TA compared those trips generated by the proposed student/mixed 
use development with the existing office use, and concluded that the Highway Network could 
accommodate the additional traffic generated by the proposal as the proposal is unlikely to 
generate any noticeable increase in car movements but will bring about an increase in walking, 
cycling and public transport usage by virtue of minimal car parking being provided. The site is 
located in an extremely sustainable location being opposite Swansea rail station and along a 
major bus route and so as excellent access to public transport both bus and rail and a number 
of local amenities within a short walk. 

There is a car park at ground level situated underneath the Oldway Centre which is proposed to 
be retained as part of the proposals. There are 21 car parking spaces and some cycle parking 
existing and these are to be retained for use by the development. There is additional car parking 
situated in the basement car park which accommodates approximately 60 car parking spaces, 
both of which are controlled by a barrier and access from Orchard Street and High Street. 
Vehicular access from High Street is also controlled by a manual barrier system. The basement 
parking area is being retained for use by the adjacent building of Alexandra House. 

Car Parking 

The student accommodation will generate negligible vehicular traffic due to the lack of parking 
facilities provided, which in the main are intended to serve visitors / staff and disabled student 
parking. It is proposed, however, to require the implementation of a parking management plan 
through a Section 106 Agreement link to the tenancy agreements which  will be required to 
ensure that students taking up residence do not own cars as there is no parking provided for this 
purpose. This is discussed below. 

Notwithstanding the above, the site is located within the City Centre core boundary area under 
the Central Area Parking Standards policy which indicates that proposals designed to increase 
the residential provision will not be required to make off-street parking provision. Whilst the 
proposed conversion scheme is intended for student occupancy it is considered that the policy 
should equally apply. As such there is no requirement to provide parking, although 21 car 
parking spaces are proposed to be retained.  

Additionally, regard should be had to the newly adopted Swansea Central Area Regeneration 
Framework regarding car parking which acknowledges that developments within the city centre 
will not be able to provide car parking and will be supported where they will make a significant 
regeneration impact. In such circumstances, developers will be expected to make contributions 
towards transportation initiatives to enhance alternative modes of transport or off-site parking 
provision secured through a Section 106 Agreement.  As indicated the student accommodation 
is designed to be 'car-free' and the 13 car parking spaces are provided for servicing, by 
management and disabled use. This approach is considered to be acceptable where adequate 
support measures are put in place to prevent cars being brought to the site, and to secondly 
enhance walking and cycling measures to support the alternative forms of transport. To ensure 
that this car free arrangement works satisfactorily and does not cause overspill parking 
problems there is a need to ensure that students do not have cars, and that alternatives are in 
place. 
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This will be secured via a Section 106 Planning Obligation which will tie the student residents 
into agreeing not to bring cars to the site. It is envisaged that if a student fails to comply with his 
tenancy agreement then as a worst case scenario that the tenant would be evicted. This 
arrangement will be controlled through the parking management plan. 

Pedestrian and Cycle Access

It is proposed that pedestrian and cycle facilities are to be enhanced by the development.  A 
sum of £95,244 has been agreed with the developer in line with the Council's Supplementary 
Planning Guidance on Highways contributions. This will be put towards provision of a car free 
segregated  cycle route along Orchard Street with the rest of the monies already having been 
agreed and secured under a section 106 Agreement from the recent planning application 
(ref:2016/0556) on the opposite side of the road at Mariner Street car park for the proposed 
student development.

There is a capacity within the proposed ground floor parking provided on the basement level to 
cater for 90 cycles so cycling will be a viable sustainable mode of transport particularly in view of 
the proximity of the site to the NCN Routes and would encourage students to use this 
sustainable mode of transport. However, this potential provision falls short of that recommended 
within the parking standards, and the Head of Transportation recommends that an annual 
review of cycle usage is undertaken to ascertain whether additional cycle storage facilities 
should be provided. This could be undertaken as part of the travel plan should be subject to 
periodic review.     

Public Transport

The site is currently well served by a number of frequent bus services along High St. and 
Orchard Street, and the site is also located within walking distance of the Quadrant Bus Station. 
The Head of Transportation indicates that it is not considered that there are any improvements 
needed to improve the frequency given the existing high levels of service provision. The site is 
also conveniently located opposite Swansea Rail station. 
 
Highways Infrastructure

As indicated the developer has agreed to make contributions of £96,244 towards works to 
provide a segregated cycle route along Orchard Street. As indicated in the Transport 
Assessment the additional traffic generated by the proposal is unlikely to generate any 
noticeable increase in car movements and as such the conversion is unlikely to have any impact 
on existing infrastructure.  
 
Conclusions

The Transport Assessment indicates that the development will not result in a material increase 
in car usage and associated congestion, subject to the mitigation measures proposed and a 
robust tenancy agreement to prevent car ownership is secured in a Section 106 Planning 
Obligation. The vehicular movements were shown to be less than those associated with the 
office use.
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The Section 106 Planning Obligation will also secure the financial contributions of £96,244 as 
outlined above for the upgrade the cycle network within the vicinity of the development. These 
contributions are considered to be necessary to make the development acceptable in planning 
terms, are directly related to the development and are fairly and reasonably related in scale and 
kind to the development having regard to the tests set out in Regulations 122 and 123 of the 
Community Infrastructure Levy Regulations 2010.  Planning conditions will also be imposed to 
require the implementation of a travel plan and a construction traffic management plan and 
subject to these measures and conditions the application is considered to comply with the aims 
and requirements of UDP policies AS1, AS2, AS5 and AS6.  

Noise and Air Quality

A Noise and Vibration Assessment has been prepared to accompany the application which has 
considered how the proposed site will be impacted by road traffic noise and railway noise and 
has also had regard to noise from the developed site in terms of mechanical service plant. This 
concludes that the proposed building would be located in a relatively noisy location. However, 
subject to the installation of acoustic glazing and controls on the mechanical ventilation system 
then the noise levels would be within an acceptable level. 

An Air Quality Assessment has been undertaken and the conclusions are that air quality at 
potential future locations of relevant exposure for short-term (commercial use) and long-term 
(student residential use) averaging periods at the proposed development are predicted to be 
below the relevant Air Quality Assessment Levels. The operational phase of the scheme is not 
considered to lead to an adverse impact on air quality given that the development will result in 
an overall decrease in vehicle trips to and from the application site. The impact on air quality 
during the construction phase may be mitigated against in order to reduce any impact. 

Waste Storage

Policy R16 states that proposals for major new developments will be required to incorporate 
adequate and effective waste management facilities. The supporting text states that when 
assessing proposals for major new developments, the provision of waste management facilities 
for the collection, recycling and other management of all waste likely to be generated must be 
included. The building accommodates refuse facilities within the car parking area of the building 
and allows for refuse vehicles to pick up from Orchard Street. The Head of Waste Management 
has expressed concerns about accessing this area but the current office use is successfully 
serviced in this manner and the precise means of refuse collection can be controlled through a 
planning condition. 

Conclusion

The proposed conversion of the Oldway Centre to student accommodation would conform to the 
prevailing Development Plan Policies and also the aspirations of the Swansea City Centre 
Regeneration Framework. The opportunity to re-clad the façade of the building in a more 
contemporary form would have a beneficial visual impact on the appearance of the building and 
the wider area in general. The traffic generation from the proposal would not have an adverse 
effect on the public highway subject to the student parking being controlled through a the 
Section 106 Planning Obligation and the highway infrastructure payment will make a valuable 
contribution to enhancing the city centre cycle network within the area.        
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Approval is recommended subject to the following conditions:

RECOMMENDATION: 

APPROVE, subject to the completion of a Section 106 Planning Obligation to prevent 
prospective tenants from owning a car to include the following clauses:

1. Car Parking Management 

a. The residents of the development shall be registered students only attending a Swansea 
based educational establishment.

b. The Owner shall not permit any student accommodation unit to be occupied other than by 
persons who prior to the commencement of Occupation have entered into a tenancy 
agreement in writing which contains a tenant's obligation not to keep or use a motorized 
vehicle within one mile of the boundary of the student accommodation (unless otherwise 
permitted within a public car parking facility such as High Street MSCP) .

c. The owner shall not permit any student accommodation unit to be occupied or continue to 
be occupied by any person who does not comply with the tenant's obligation.

d. The Owner shall upon written request from the Council produce to the Council evidence 
of the Owner's compliance with the parking restriction.

2. Highway Infrastructure
Financial contributions of £96,244 towards works to provide a segregated cycle route 
along facilities Orchard Street. The contribution to be made at an agreed point in the 
development and tied into the beneficial occupation of any of the units.   

3 Sec106 Management and Monitoring Fee 
Costs incurred against the management of the obligation based on 2% of of the value of 
the obligations = £1,924.88.  

If the Section 106 Planning Obligation is not completed within 3 months of the foregoing 
resolution then delegated powers be given to the Head of Planning and City Regeneration to 
exercise discretion to refuse the application on the grounds of non-compliance with policies 
AS1, EV1 and HC17 of the City and County of Swansea Unitary Development Plan (November 
2008).

and to the following planning conditions: 

1 The development hereby permitted shall begin not later than five years from the date of 
this decision.
Reason: To comply with the provisions of Section 91 of the Town and Country Planning 
Act, 1990. 
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2 The development shall be carried out in accordance with the following approved plans 
and documents: [ S124(LP)01-Location Plan, S124(EX)02-07 Existing plans received 4 
July, 2016; S124EX(01) Rev A - existing site plan, S124(PL01-09 Rev A - amended plans 
received  5 Oct. 2016; S124(SK)034 - amended plan received 19 Oct. 2016; S124(SK) 
030A & 031A - amended plans received 24 Oct. 2016)     
Reason: To define the extent of the permission granted. 

3 No development shall take place until the developer has notified the Local Planning 
Authority of the initiation of development. Such notification shall be in accordance with 
the form set out in Schedule 5A of the Town and Country Planning (Development 
Management Procedure) (Wales) Order 2012  or any order revoking or re-enacting that 
order.
Reason: To comply with the requirements of Section 71ZB(1) of the Town and Country 
Planning Act 1990 (as amended). 

4 No development shall take place until the developer has displayed a site notice in 
accordance with the form set out in Schedule 5B of the Town and Country Planning 
(Development Management Procedure) (Wales) Order 2012  or any order revoking or re-
enacting that order. The site notice shall be displayed at all times when development is 
being carried out.
Reason: To comply with the requirements of Section 71ZB (2) of the Town and Country 
Planning Act 1990 (as amended). 

5 Samples of all external finishes together with their precise pattern and distribution on the 
development shall be submitted to and approved by the Local Planning Authority in 
writing prior to works to the external building envelope. Composite sample panels shall 
be erected on site and the approved sample panel shall be retained on site for the 
duration of the works, unless otherwise agreed in writing by the Local Planning Authority.  
Reason: In the interests of visual amenity. 

6 Prior to the commencement of any external works, details at an appropriate scale shall 
be submitted to and agreed in writing by the Local Planning Authority:
- Typical window unit;
- Typical external door within its opening;
- Shopfronts; 
- A sectional elevation indicating the juxtaposition of various facing  materials and 

how typical junctions are to be detailed.
- Corner and soffit details of the cladding materials including fixing details.

The development shall be carried out in accordance with the agreed details.

Reason: In the interests of visual amenity. 

7 Notwithstanding the details shown on any approved plan, unless otherwise agreed in 
writing by the Local Planning Authority, precise details of the location, extent, design and 
finish of all visible external ventilation shall be submitted to and approved in writing by the 
Local Planning Authority prior to the commencement of any superstructure works.
Reason: In the interests of visual amenity. 
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8 Unless otherwise agreed in writing by the Local Planning Authority, prior to the beneficial 
occupation of any Class A3 unit, a method of ventilation and fume extraction shall be 
submitted to and agreed in writing by the Local Planning Authority.  The scheme shall be 
implemented in accordance with the approved details.
Reason: To prevent any nuisance from fumes and / or cooking odours to the occupiers of 
neighbouring premises.  

9 The development shall be carried out in accordance with a travel plan to be submitted to 
and agreed in writing by the Local Planning Authority prior to any beneficial use of the 
development commencing. 
Reason: In the interests of sustainability and to prevent unacceptable highway 
congestion. 

10 Prior to the commencement of construction works a Construction Pollution Management 
Plan (CPMP) should be submitted to and approved in writing by the Local Planning 
Authority. Development shall thereafter take place in accordance with the approved 
CPMP.
Reason: To enable the developer to present a coherent plan addressing all 
environmental pollution issues likely to impact on the public. 

11 Prior to the occupation of the development, a Refuse and Recycling Strategy (including 
the provision of storage facilities within the site) shall be submitted to and approved in 
writing by the Local Planning Authority. The development shall be implemented and 
operated in accordance with the approved Refuse and Recycling Strategy.
Reason: To enable the developer to present a coherent plan for the provision of waste 
management and collection from the site. 

12 The development shall not be occupied until a facility for cycle storage is provided within 
the development in accordance with details to be submitted to and approved in writing by 
the Local Planning Authority.
Reason: In order to encourage cycling and to ensure adequate cycle parking is provided 
within the site.

13 Prior to occupation of the development a scheme shall be submitted to and approved in 
writing by the Local Planning Authority to provide that all habitable rooms exposed to 
external road traffic noise in excess of 63 dBA Leq 16 hour (free field) during the day 
(07.00 to 23.00hrs) or 57 dBA Leq 8 hour (free field) at night (23.00 to 07.00 hours) shall 
be subject to sound insulation measures.  These measures should ensure that all such 
rooms achieve an internal noise level of 35 dBA Leq 16 hour during the day and 30 dBA 
Leq 8 hour at night as set out in BS 8233:2014 Guidance on sound insulation and noise 
reduction for buildings. The submitted scheme shall ensure that habitable rooms subject 
to sound insulation measures shall be provided with mechanical ventilation units so that 
future residents can keep their windows closed.  No habitable room shall be occupied 
until the approved sound insulation and ventilation measures have been installed in that 
room.
Reason: To protect the proposed residential use against noise arising from the existing 
traffic use of the area.
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14 Prior to the beneficial use of the development a scheme shall be submitted to and 
approved in writing by the Local Planning Authority that adequately restricts the flow of 
sound energy through party walls and floors between the commercial and residential 
class uses within the development. The scheme supplied shall achieve a minimum 
DnT,w - (Ctr) of 50dB for the ceiling/floor between the commercial and residential uses 
and by verified by the appropriate testing methodology upon completion.
Reason: to protect the proposed residential use against noise emanating from the 
commercial activity on the ground floor.

INFORMATIVES

1 The development plan covering the City and County of Swansea is the City and County 
of Swansea Unitary Development Plan. The following policies were relevant to the 
consideration of the application: [UDP Policies EV1, EV2, EV3, EV4, EV5, EV9, EV13, 
EV40, EC3, EC4, EC6, HC11, HC17, R16, AS1, AS2, AS5, AS6, CC1 & CC2]

2 1          Construction Noise
The following restrictions should be applied to all works of demolition/ construction 
carried out on the development site
All works and ancillary operations which are audible at the site boundary shall be carried 
out only between the hours of 08.00 and 18.00 hours on Mondays to Fridays and 
between the hours of 08.00 and 13.00 hours on Saturdays and at no time on Sundays 
and Public Holidays and Bank Holidays.
The Local Authority has the power to impose the specified hours by service of an 
enforcement notice.
Any breaches of the conditions attached to such a notice will lead to formal action against 
the person[s] named on said notice.

2   Smoke/ Burning of materials
     No burning of any material to be undertaken on site.
The Local Authority has the power to enforce this requirement by service of an 
abatement notice.
Any breaches of the conditions attached to such a notice will lead to formal action against 
the person[s] named on said notice.

3    Dust Control:
During construction work the developer shall operate all best practice to minimise dust 
arisings or dust nuisance from the site. This includes dust and debris from vehicles 
leaving the site.
The Local Authority has the power to enforce this requirement by service of an 
abatement notice.
Any breaches of the conditions attached to such a notice will lead to formal action against 
the person[s] named on said notice.

4    Lighting
During construction work the developer shall operate all best practice to minimise 
nuisance to locals residences from on site lighting. Due consideration should be taken of 
the Institute of Lighting [www.ile.org.uk ] recommendations
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WARD: St. Thomas - Bay 
Area

Location: Plot A1, Swansea Waterfront, Swansea
Proposal: Construction of purpose built student accommodation between 7 and 9 

storeys (500 bedspaces) with ancillary community facilities/services, 1 
no. Class A3 ground floor unit, car and cycle parking, servicing area, 
refuse store, associated engineering, drainage, infrastructure and 
landscaped public realm

Applicant: NMJ Property Developments Limited 
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BACKGROUND INFORMATION 

POLICIES

UDP - EV1 - Design 
New development shall accord with a defined set of criteria of good design. (City & County of 
Swansea Unitary Development Plan 2008).

UDP - EV2 - Siting 
The siting of new development shall give preference to the use of previously developed land 
and have regard to the physical character and topography of the site and its surroundings. (City 
& County of Swansea Unitary Development Plan 2008).

UDP - EV3 - Accessibility 
Proposals for new development and alterations to and change of use of existing buildings will be 
required to meet defined standards of access. (City & County of Swansea Unitary Development 
Plan 2008)

UDP - EV4 - Public Realm 
New development will be assessed against its impact on the public realm. (City & County of 
Swansea Unitary Development Plan 2008)

UDP - EV33 - Sewage Disposal 
Planning permission will normally only be granted where development can be served by the 
public mains sewer or, where this system is inadequate, satisfactory improvements can be 
provided prior to the development becoming operational. (City & County of Swansea Unitary 
Development Plan 2008)

UDP - EV35 - Surface Water Run-Off 
Development that would have an adverse impact on the water environment due to:
i) Additional surface water run off leading to a significant risk of flooding on site or an 
increase in flood risk elsewhere; and/or, 
ii) A reduction in the quality of surface water run-off.
Will only be permitted where it can be demonstrated that appropriate alleviating measures can 
be implemented. (City & County of Swansea Unitary Development Plan 2008)

UDP - EV36 - Development and Flood Risk 
New development, where considered appropriate, within flood risk areas will only be permitted 
where developers can demonstrate to the satisfaction of the Council that its location is justified 
and the consequences associated with flooding are acceptable. (City & County of Swansea 
Unitary Development Plan 2008)

UDP - EV38 - Contaminated Land 
Development proposals on land where there is a risk from contamination or landfill gas will not 
be permitted unless it can be demonstrated to the satisfaction of the Council, that measures can 
be taken to satisfactorily overcome any danger to life, health, property, controlled waters, or the 
natural and historic environment. (City & County of Swansea Unitary Development Plan 2008)
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UDP - EV40 - Air, Noise and Light Pollution 
Development proposals will not be permitted that would cause or result in significant harm to 
health, local amenity, natural heritage, the historic environment or landscape character because 
of significant levels of air, noise or light pollution. (City & County of Swansea Unitary 
Development Plan 2008)

UDP - HC1 - Housing Sites 
Allocation of housing sites for 10 or more dwellings. (City & County of Swansea Unitary 
Development Plan 2008)

UDP - HC11 - Higher Education Campus Development 
Higher education campus development will be permitted subject to compliance with the defined 
set of criteria. (City & County of Swansea Unitary Development Plan 2008)

UDP - HC17 - Planning Obligations 
The Council will negotiate with developers to secure improvements to infrastructure, services, 
and community facilities; and to mitigate against deleterious effects of the development and to 
secure other social economic or environmental investment to meet identified needs, via Section 
106 of the Act. (City & County of Swansea Unitary Development Plan 2008)

UDP - R16 - Major New Development Waste Management Facilities 
Proposals for major new developments will be required to incorporate adequate and effective 
waste management facilities. (City & County of Swansea Unitary Development Plan 2008)

UDP - EC1 - General Employment Sites 
Allocation of employment land to meet the needs of the local economy. (City & County of 
Swansea Unitary Development Plan 2008)

UDP - EC2 - SA1 Swansea Waterfront 
Development within the SA1 Swansea Waterfront defined area shall accord with specific criteria. 
(City & County of Swansea Unitary Development Plan 2008)

UDP - EC6 - Local Shopping Centres and Neighbourhood Facilities 
The provision of appropriate small-scale local shopping and neighbourhood facilities will be 
encouraged within local shopping centres and areas of acknowledged deficiency in order to 
meet local need. (City & County of Swansea Unitary Development Plan 2008)

UDP - AS1 - New Development Proposals 
Accessibility - Criteria for assessing location of new development. (City & County of Swansea 
Unitary Development Plan 2008).

UDP - AS2 - Design and Layout 
Accessibility - Criteria for assessing design and layout of new development. (City & County of 
Swansea Unitary Development Plan 2008)

UDP - AS5 - Walking and Cycling 
Accessibility - Assessment of pedestrian and cyclist access in new development. (City & County 
of Swansea Unitary Development Plan 2008)
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UDP - AS6 - Parking/Accessibility 
Provision of car parking in accordance with adopted standards. (City & County of Swansea 
Unitary Development Plan 2008)

UDP - Creating and Attractive City Centre Environment 
The design of all new development schemes will be required to make a positive contribution to 
enhancing the City Centre’s environment.  A program of improvements will be implemented and 
where appropriate, developer contributions will be sought towards this process.  (City & County 
of Swansea Unitary Development Plan 2008)

SITE HISTORY
App Number Proposal Status Decision Date 
2016/1872 PRE-APP - Construction of 

Construction Wales Innovation 
Centre (CWIC) - 3 Storey 
Building

PCO
 

2016/1603 Construction of Phase 1 
Swansea Waterfront Innovation 
Quarter (UWTSD) - Discharge of 
condition 12 (means of 
enclosure/site perimeter 
hoarding/car parking area) of 
planning permission 2016/0921 
granted 19th July 2016

NOBJ 07.09.2016
 

2016/1511 Construction of purpose built 
student accommodation between 
7 and 9 storeys (500 bedspaces) 
with ancillary community 
facilities/services, 1 no. Class A3 
ground floor unit, car and cycle 
parking, servicing area, refuse 
store, associated engineering, 
drainage, infrastructure and 
landscaped public realm

PDE
 

2016/0826 Change of use from Class A3 to 
Office (Class B1)/ University 
Exhibition Centre (Class D1).

APP 15.06.2016
 

2013/1017 Proposed application for 
development consent to 
construct a tidal lagoon for the 
purpose of generating renewable 
energy (consultation under 
Section 42 of the Planning Act 
2008)

APP 25.08.2015
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2013/0291 Retention of existing surface car 
park and associated access for a 
temporary period of 5 years

APP 23.04.2013
 

2013/0289 Retention of existing surface car 
park and associated access for a 
temporary period of 5 years

APP 23.04.2013

RESPONSE TO CONSULTATIONS

The application was advertised in accordance with the Town and Country Planning 
(Development Management Procedure) Order 2012 (as amended) through the display of site 
notices on 8th August 2016 and following receipt of amended plans on 17th October 2016. 
Furthermore the application was advertised in the Local Press (South Wales Evening Post) on 
8th August 2016.

Following consultation TWENTY SEVEN LETTERS OF OBJECTION have been received to the 
application. The following is a summary of the points raised:

o Site Density/Mass - the building is excessive for the size of the site.
o Employment - The site is allocated for employment use yet the proposed development 

provides no employment.
o Demand for Student Housing - Presently the supply of student housing exceeds the 

provision which is available.
o Demand for good quality offices exists
o Car Parking - developing Plot 1 will remove further parking opportunities from SA1 

without any new parking provided in its place. Additionally, the number of car parking 
spaces proposed for the students is totally inadequate.

o Parking - multi storey car park has never materialized.
o Destroy the atmosphere, leading to less people visiting the eateries, forcing them to 

close.
o Values of offices in area will decrease and businesses would have to move out of 

Swansea.
o A 7 to 9 storey building would look dreadful.
o Security - cannot believe anyone would consider locating a hall of residence for students 

so close to a busy main road, with all the noise, smoke and activity which would disturb 
student' work. More importantly, its proximity to the river, which has also seen a number 
of deaths as people fall/jump in and drown.

o Inappropriate for the site A1 both in its design and use
o Overbearing shape, dwarfing surrounding buildings and its form size extending the 

building to the plot A1 boundary limits. 
o Stark contrast to the surrounding buildings and does not fit in with the surrounding vista.
o Impact on natural light and privacy afforded to tenants of Ethos.
o Inappropriate that this prime office location is given to student accommodation. Will 

detract from the desirability of this space.
o student accommodation would not only distract from this ideal but would reduce the 

attraction for existing and new companies from investing in this picturesque and peaceful 
location.
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o Would disrupt not just our patients that require nearby parking but many business in the 
area

o Goes against the stated aim of the UDP to promote sustainable growth of the local and 
regional economy.

o Does not accord with any of the Master Plans prepared for the SA1, City Centre, Fabian 
Way or Region.

o Insufficient car parking spaces within the development and SA1 area.
o No provision for the long awaited Multi Storey Car Park on plot H9.
o Despite claim there will be an increase not reduction of two way trips on SA1.
o Does not provide any employment.
o Is unacceptable as it is in conflict with non-residential uses.
o Danger of oversupply of student accommodation.
o Does not respond to the deposit LDP - Developments at the City eastern gateway should 

respond to the gateway location, including active frontages, and making strong 
architectural statements with enhanced public realm which creates a sense of urban 
approach.

o Does not support the knowledge economy.
o Control of refuse and waste is likely to be extremely problematic.
o It has the appearance of a large warehouse or barrack block of the 1950s and dominates 

the location, the river frontage and gateway to the City and the frontage onto Kings Road.
o Lack of privacy from the development.
o Position of bin store will be in full view at street level to all office workers, visitors and 

other passers-by and will set a poor impression. Potential for odours.

Natural Resources Wales -  NRW have significant concerns with the proposed development as 
submitted. We recommend that you should only grant planning permission if the following 
conditions, in relation to Geoscience / Contaminated Land are attached to any permission. 
Without these conditions we would object to the proposed development 

Geoscience 

We note the submission of the document entitled; 'NMJ Property Developments Limited: 
Swansea SA1 Student Residential - Geotechnical Desk Study (Job Number: 247733-00)', dated 
22 July 2016, by Ove Arup & Partners Ltd. 
We also welcome the provision of the document entitled; 'NMJ Property Developments Limited: 
Swansea SA1 Student Residential - Geotechnical and Geo-Environmental Interpretive Report 
(Job Number: 247733-00)', dated 5 August 2016, by Ove Arup & Partners Ltd. 
As there is a considerable amount of made ground on the site and the intention is to remove this 
from site, this will greatly reduce the soil source on site. We also understand that there are to be 
further investigation in the area of the heptane pipe.

We consider that planning permission should only be granted for the proposed development as 
submitted, if the following planning conditions are imposed as set out below: 
Condition: Prior to the commencement of development approved by this planning permission (or 
such other date or stage in development as may be agreed in writing with the Local Planning 
Authority), the following components of a scheme to deal with the risks associated with 
contamination of the site shall each be submitted to and approved, in writing, by the Local 
Planning Authority: 
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1. A preliminary risk assessment which has identified: 
o  all previous uses 
o potential contaminants associated with those uses 
o a conceptual model of the site indicating sources, pathways and receptors 
o potentially unacceptable risks arising from contamination at the site. 
2. A site investigation scheme, based on (1) to provide information for a detailed assessment of 
the risk to all receptors that may be affected, including those off site. 
3. The site investigation results and the detailed risk assessment (2) and, based on these, an 
options appraisal and remediation strategy giving full details of the remediation measures 
required and how they are to be undertaken. 
4. A verification plan providing details of the data that will be collected in order to demonstrate 
that the works set out in (3) are complete and identifying any requirements for longer-term 
monitoring of pollutant linkages, maintenance and arrangements for contingency action. 

Any changes to these components require the express consent of the Local Planning Authority. 
The scheme shall be implemented as approved. 

Reasons: Natural Resources Wales considers that the controlled waters at this site are of high 
environmental sensitivity, being, adjacent to the River Tawe and contamination is 
known/strongly suspected at the site due to its previous industrial uses. 

Condition: Prior to occupation of any part of the permitted development, a verification report 
demonstrating completion of the works set out in the approved remediation strategy and the 
effectiveness of the remediation shall be submitted to and approved, in writing, by the Local 
Planning Authority. The report shall include results of sampling and monitoring carried out in 
accordance with the approved verification plan to demonstrate that the site remediation criteria 
have been met. It shall also include any plan (a "long-term monitoring and maintenance plan") 
for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency 
action, as identified in the verification plan, and for the reporting of this to the Local Planning 
Authority

Reasons: To demonstrate that the remediation criteria relating to controlled waters have been 
met, and (if necessary) to secure longer-term monitoring of groundwater quality. This will ensure 
that there are no longer remaining unacceptable risks to controlled waters following remediation 
of the site. 

Condition: Reports on monitoring, maintenance and any contingency action carried out in 
accordance with a long-term monitoring and maintenance plan shall be submitted to the Local 
Planning Authority as set out in that plan. On completion of the monitoring programme a final 
report demonstrating that all long- term site remediation criteria have been met and 
documenting the decision to cease monitoring shall be submitted to and approved in writing by 
the Local Planning Authority. 

Reasons: To ensure that longer term remediation criteria relating to controlled waters have been 
met. This will ensure that there are no longer remaining unacceptable risks to controlled waters 
following remediation of the site. 
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Condition: If, during development, contamination not previously identified is found to be present 
at the site then no further development (unless otherwise agreed in writing with the Local 
Planning Authority) shall be carried out until the developer has submitted, and obtained written 
approval from the Local Planning Authority for, an amendment to the remediation strategy 
detailing how this unsuspected contamination shall be dealt with. 

Reasons: Given the complexity of the site it is considered possible that there may be 
unidentified areas of contamination at the site that could pose a risk to controlled waters if they 
are not remediated. 

Condition: No infiltration of surface water drainage into the ground is permitted other than with 
the express written consent of the Local Planning Authority, which may be given for those parts 
of the site where it has been demonstrated that there is no resultant unacceptable risk to 
controlled waters. The development shall be carried out in accordance with the approval details. 

Reason: There is an increased potential for pollution from inappropriately located infiltration 
systems such as soakaways, unsealed porous pavement systems or infiltration basins.

Condition: Piling or any other foundation designs using penetrative methods shall not be 
permitted other than with the express written consent of the Local Planning Authority, which may 
be given for those parts of the site where it has been demonstrated that there is no resultant 
unacceptable risk to groundwater. 

Reason: There is an increased potential for pollution of controlled waters from inappropriate 
methods of piling. 

Contaminated Land 

The treatment and disposal of contaminated soils and groundwater is regulated by waste 
legislation and requires an environmental permit. 

Excavated materials that are recovered via a treatment operation can be re-used on-site under 
the: CL:AIRE Definition of Waste: Development Industry Code of Practice. 
This voluntary Code of Practice provides a framework for determining whether or not excavated 
material arising from site during remediation and/or land development works are waste. 

Developers should ensure that all contaminated materials are adequately characterised both 
chemically and physically, and that the permitting status of any proposed on site operations are 
clear. If in doubt, Natural Resources Wales should be contacted for advice at an early stage to 
avoid any delays. Advice regarding permits and exemptions can be found at the following link: 
http://naturalresources.wales/apply-for-a-permit/waste/waste-permitting/do-you-need-to-apply-
for-a-permit-or-register-an-exemption/?lang=en 
Please contact Natural Resources Wales for advice regarding an Environment Permit 
application on: 0300 065 3000, or use the link below: 
http://naturalresources.wales/apply-for-a-permit/waste/waste-permitting/?lang=en  

http://naturalresources.wales/apply-for-a-permit/waste/waste-permitting/?lang=en
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Flood Risk 

The Drainage and Flood Risk Strategy (Job Number: 247733), dated 22 July 2016, by Ove Arup 
and Partners Ltd, states that while the site itself is located within Zone A of the Development 
Advice Maps, the adjacent existing walkway along the riverside is located in Zone C1. 

It is also noted that the proposed Finished Floor Level of 7.5m AOD will be sufficient to comply 
with the recommended guidance in TAN 15, that residential development should be flood free in 
a 0.5% AEP (1 in 200yr) Tidal flood event, including an allowance for Climate Change.

We also note that the 7.5m AOD floor level will comply with the tolerable conditions shown in 
Appendix A1.15 of TAN 15 

The report also states that although the proposal will include a basement for car parking, no 
residential accommodation will be allowed within the basement. Furthermore, analysis of 
existing ground levels indicate there would be no overland flow routes for tidal floodwaters to 
enter the basement. 

Flood Risk Activity Permit 

Given the proximity of the site to the Afon Tawe the applicant should be made aware that they 
will need to apply for a Flood Risk Activity Permit. Further information can be found at:  
http://naturalresources.wales/apply-for-a-permit/flood-risk-activities/?lang=en 

Protected Species 

We note the provision of the document entitled; 'NMJ Property Developments Limited: Swansea 
SA1 Student Residential - Phase 1 Habitat Survey Report with Ecology input to BREEAM 
Assessment (Job Number: 247733)', dated 22 July 2016, by Ove Arup & Partners Ltd. 

The report has identified that bats and otter were not using the application site. Therefore, we 
have no further comments to make in relation to these matters. 

Pollution Prevention & Waste Management 

As your Authority will be aware there can be no deterioration of water bodies under the Water 
Framework Directive. Therefore, given the scale of the proposed development it is vital that all 
appropriate pollution control measures are adopted on site to ensure that the integrity of 
controlled waters (surface and ground) is assured. 
As best practice, we would advise the developer to produce a site specific construction 
management / pollution prevention plan with particular reference given to the protection of the 
surrounding land & water environments. We would also recommend that a site waste 
management plan (SWMP) for the project is produced. Completion of a SWMP will help the 
developer/contractor manage waste materials efficiently, reduce the amount of waste materials 
produced and potentially save money. Guidance for SWMPs are available from the DEFRA 
website: (www.defra.gov.uk). 
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We acknowledge that a SWMP may be something best undertaken by the contractor employed 
to undertake the project. Furthermore, we note that these documents are often 'live' and as such 
may be best undertaken post permission

Please note, we have not considered potential effects on other matters and do not rule out the 
potential for the proposed development to affect other interests, including environmental 
interests of local importance. The applicant should be advised that, in addition to planning 
permission, it is their responsibility to ensure that they secure all other permits/consents relevant 
to their development. 

I hope these comments are of assistance. If you have any queries regarding the above, please 
feel free to contact the Llandarcy office.

Planning Ecologist - Any residential development on the site is unlikely to have any significant 
ecological impact. There are no ecological constraints to the development. There is plenty of 
scope for improving the wildlife value of the site with the landscaping. The developers should be 
encouraged to use wildlife friendly plants.

Dwr Cymru / Welsh Water - No objection. Standard Conditions recommended.

Council's Drainage Engineer - We have reviewed the submitted Drainage and Flood Risk 
Strategy dated 22 July 2016 and subject to a positive response from Natural Resources Wales 
recommend the following. Condition 1:

No development shall commence until the developer has prepared a strategy for the 
comprehensive and integrated drainage of the site showing how surface water and land 
drainage will be dealt with and this has been approved in writing by the Local Planning 
Authority. This scheme shall include details of a sustainable drainage system (SuDS) for surface 
water drainage and/or details of any connections to a surface water drainage network. The 
development shall not be brought into beneficial use until the works have been completed in 
accordance with the approved drainage scheme, and this scheme shall be retained and 
maintained as approved unless otherwise agreed in writing by the Local Planning Authority. 
Reason:
To ensure that a satisfactory comprehensive means of drainage is achieved and that no 
adverse impact occurs to the environment and to minimise surface water run-off.

Highway Observations - Recommend Refusal.

Construction of purpose built student accommodation between 7 and 9 storeys (506 bedspaces 
comprising 150 studios & 59 cluster units) with ancillary community facilities/services, 1 no. 
Class A3 ground floor unit, car and cycle parking, servicing area, refuse store, associated 
engineering, drainage, infrastructure and landscaped public realm 
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Plot A1, Swansea Waterfront, Swansea

1. Introduction

1.1 This application is for a planning permission for works as outlined above on land currently 
used as a car park of 94 spaces (temporary until 2018) to support the development at 
SA1.  

1.2 In order to assess the impact of the development, a Transport Statement was submitted 
with the full planning application on behalf of the applicant NMJ Property Development 
Ltd., prepared by Ove Arup & Partners Cardiff. 

1.3 The site is located on Site A1 of the Swansea SA1 development. It is bounded by the 
river Tawe to the west, Fabian Way to the north, and Kings Road to the east.  The site is 
located approximately 850m east of Swansea City Centre.

1.4 The ground floor uses are intended to be ancillary to the student accommodation.

2. Vehicular Access and Traffic

2.1 The access to the site is currently gained off an existing highway with a single direct 
vehicular access off Kings Road, operating as a priority junction. The site is located in a 
reasonably sustainable location with access to public transport (bus) and a number of 
local amenities within a short walk.

2.2 Kings Road has pedestrian footways on both sides of the carriageway. There is a road 
bridge with pedestrian provision near the site crossing the River towards Swansea City 
Centre.

2.3 The Transport Assessment indicated that the Highway Network could accommodate the 
additional traffic generated by the proposal. The scheme was assessed in accordance 
with the National Database TRICS. The document compared those trips generated by the 
proposed student/mixed use development with the existing car park) 

The TA showed that the existing car park generates 71 two-way vehicular movements in the 
a.m. peak (08.00-09.00) compared to 25 for the proposed student/mixed use development. In 
the p.m. peak (17.00 to 18.00) the relative figures are 51 for the car park use and 21 for the 
proposed student/mixed use. The site was included within the outline consent as office 
accommodation and the relative figures for this use class are 151 vehicle trips in the a.m.  and 
104 vehicle trips for the p.m. peak. It is seen therefore that there are less vehicular movements 
associated with the proposed use.  

Overall in terms of the period from 0700 to 1900 there are 269 vehicular movements predicted 
yet only 23 parking spaces are being provided.

Multi modal trip rates have been calculated and as expected there is an increase in cycle, 
pedestrian and with public transport trips but given the low number of trips generated by cars 
then it is evident the majority of trips will be via cycle, public transport and on foot. .
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The proposal therefore is likely to generate a decrease in car movements compared to the 
existing car park use, or the consented office use but will bring about an increase in walking, 
cycling and public transport usage by virtue of minimal car parking being provided. The relative 
trips between (0700 to 1900) are 1392 trips on foot, 141 using public transport and 9 on cycles 
although the Swansea cycle figures have been proved to be significantly higher than the TRICS 
data would suggest

It is agreed that the student accommodation will generate less vehicular traffic due to the limited 
parking facilities provided and nature of the end users. A section 106 Agreement linking to the 
tenancy agreement will be required to ensure that students taking up residence do not own cars 
and bring them to the site or the surrounding area as there is no parking provided for this 
purpose.

2.4 The thrust of land use and transport policy is to promote and encourage the choice of 
walking/cycling above all else where travel needs to occur. It is reasonable to assume 
that walking is a viable and growing means of travel and this development should be 
designed to promote it. The section 106 Contributions which are being sought provide 
infrastructure that supports this thrust.

2.5 The proposed site layout has a single  parking spaces available for drop offs with direct 
access off Kings Road. I am unsure as to what this is meant to serve and it is only car 
size.  

2.6 As has been mentioned the main thrust of the modal splits is towards non car modes of 
transport. For the level of development proposed then under the Highways Section 106 
contribution a sum of upto £147,000 can be requested to enhance  cycle/walking/public 
transport routes. 

Following internal discussions it has been determined that there are two broad sectors that 
require investment, namely to improve pedestrian connectivity and also for public transport 
enhancements. 

The contributions are set out as follows:

Improving Pedestrian Connectivity.

1. Fabian Way / King's Rd junction.  Relocation of the Fabian Way pedestrian crossing 
phase to a more conventional location to the East side of the junction.
Budget Estimate £30 - £35k.

Public Transport Enhancements

2. Fabian Way / King's Road junction.  Introduction of bus priority, for buses exiting King's 
Road.
Use of pole mounted card reader, to enact priority call for buses serving SA1
Budget Estimate £15-£20k
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3. Amendments to inbound Fabian Way bus lane.  Remove the dedicated bus stage, and 
remodel the island to create a give way arrangement to allow buses to reach the front of the 
queue. Budget Estimate £40k

4. Eastbank Way / Delhi St: Modifications to triangular island in centre of junction to allow 
vehicles from Second Tawe bridge to progress towards Fabian Way when right turn link is full. 
Budget Estimate £8-10k

Thus the total contribution that would be requested if planning were minded to approve the 
application is £99,000. The development could fully fund these items in their entirety with no 
need to pool resources from any other related development. 

2.7 The junction of Kings Road with Fabian Way is going to be restricted to public transport 
use only so any cars will have to arrive/depart via Langdon Road. 
      
3. Car Parking

3.1 The development has been assessed against adopted parking guidelines and fails to 
meet the standards for 'managed student accommodation' with provision of 23 car parking 
spaces.  For the level of development 71 spaces should be provided. The applicant has justified 
this reduced level of parking by referring to other developments that have been consented with 
lesser levels of car parking that the standards advise. He also referenced the availability of 
parking local to the site. I do not consider that this reduction is appropriate at this location and 
the applicant was advised of this prior to the planning application be submitted.  

3.2 There are ongoing parking issues in Port Tennant  and St Thomas wards due in part to 
workers from the SA1 development using the residential streets for parking during the day time. 
Given that the parking for the student accommodation is below CCS standard it is reasonable to 
assume that the parking problems already evident could be compounded by this shortfall. The 
use of the 'managed student' category is in itself a significant reduction  from the normal C3 
Category

3.3 Due to the lack of parking for the student element there is a requirement for a 
management scheme to ensure that all the limited parking spaces are managed  effectively 
(including for the ancillary uses) and to ensure that maintenance/servicing can be satisfactorily 
accommodated. This parking management scheme was referenced within the supporting 
documentation and can be included as a condition should consent be granted. The document 
should also include the start of term drop offs and end of term pick ups as there will be a 
significant increase in cars that cannot be accommodated within the site confines.

3.4 The car parking area (which is at basement level) is accessed using a shared ramp which 
currently serves the adjacent building. The ramps allows for two way flow so the risk of 
obstruction being caused on Kings Road in minimized.  

3.5 Whilst a lot of objections have been received regarding the loss of the parking facility and 
the impact that will have on business in the area. This car park was put in as a temporary 
measure and is a development plot.  
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4. Pedestrian and Cycle Access

4.1 Pedestrian facilities are to be enhanced by the development.  A sum of £99,000 in total 
will be requested (which is less than the maximum that could be requested) in line with the SPG 
on Highways contributions. The full details of the proposed works have been outlined above 
(section 2.6). Whilst Highways are not supportive of the application on that basis of insufficient 
parking being provided it is considered prudent to include relevant and necessary conditions 
that could be applied if Planning Committee were minded to approve the application on the 
basis of city centre regeneration. 

4.2 There is a room provided on the ground floor level to cater for 160 cycles. This is short 
from the cycle parking standards which require one stand per two bedrooms (253 stands), 
hence significantly short on provision. A condition could be added to tie into the travel plan so 
that if the ongoing student travel surveys show that demand is outstripping supply then 
additional facilities can be provided to meet the increasing demand. 

4.3  In terms of pedestrian routes, the requirement for section 106 contributions has been 
covered previously. The monies will be used to enhance the route from the site across Fabian 
Way towards to wards of St Thomas/Port Tennant. 

5. Public Transport

5.1 The site is currently served by a frequent bus service. The site is located within a short 
walk to the Quadrant Bus station where trips can be made further afield. It is not considered that 
there are any improvements needed to improve the frequency given the existing levels of 
service provision. 

5.2 The train Station can be reached on foot but it would be more convenient to catch a bus 
for the short trip upto High Street Station with links to UK and beyond. 

6. Highways Infrastructure

6.1 If the application receives planning consent then the applicant will be required to make a 
contribution of £99,000 towards works as outlined in section 2.6

6.2 The redevelopment of the site will also require reinstatement of the existing vehicular 
crossing and a new dropped kerb crossover for the single car parking space. The ramp access 
will remain as existing. The road is not adopted but is subject to a section 38 Agreement 
between the Welsh Government and CCS. These works will need to be undertaken to Highway 
Authority Standards and Specification. 
 
7. Conclusions

7.1. The Transport Assessment indicated that the development will not result in a material 
increase in car usage and associated congestion, subject to the mitigation measures proposed 
and a robust tenancy agreement to prevent car ownership. The vehicular movements were 
shown to be less than those associated with the current car park use or with the consented 
office use.
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7.2  Pedestrian and cycle facilities will be catered for within the development in conjunction 
with the contents of the Section 106 and the proposed building layout and the provision of cycle 
storage and new pedestrian footways

7.3 The use of the incorporation of the tenancy agreement into the Section 106 agreement 
should ensure that car use is minimized. 

7.4 The parking provision however falls substantially short of that outlined in the parking 
standards. The applicant justification for lower levels to be suitable is not accepted. I consider 
that the low levels of parking provided could give rise to overspill parking in the associated 
wards to the detriment of the existing residents provision. The parking standards for student 
managed accommodation already takes into consideration the use of tenancy agreements so a 
further reduction from the already reduced standards cannot be justified.

8. Recommendations

8.1 I recommend that the application be refused on the grounds that insufficient parking is 
being provided to support the proposed development. The current parking provision in St 
Thomas and Port Tennant is already under pressure and any further encroachment by non 
residents could be detrimental to highway safety by virtue of indiscriminate parking.

Note: Being mindful of the aspiration to regenerate Swansea City Centre if the resolution is to 
approve the development then I suggest the following conditions as per Highways Appendix 1 in 
order to mitigate for the impact of the development:

HIGHWAYS APPENDIX 1

i. All reinstatement and new vehicular accesses being completed to Highway Authority 
Standards and Specification. 

ii. The Section 106 to include details of a parking management scheme for the parking 
within the basement area.  The document should make specific reference to general day to day 
management as well as the pick ups and drop offs which have the potential to bring more 
vehicles than can be accommodated at once.

iii. The Section 106 to include the tenancy agreement to ensure that there is a mechanism 
for dealing with failure to comply with the parking management regime, in the interests of 
highway safety as the parking for 'managed student accommodation' is significantly lower that 
unrestricted residential uses. 

iv. The Section 106 to include the financial contributions as outlined above in section 2.6 for 
the works to provide the pedestrian and public transport enhancements at a value of £99,000.

v. I recommend that the applicant be required to submit a Travel Plan for approval within 12 
months of consent and that the Travel Plan be implemented prior to the beneficial use of the 
building commencing.
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vi. Prior to any works commencing on the site, a Construction Traffic Management Plan 
shall be submitted to and approved in writing by the Local Planning Authority. The approved 
traffic management plan shall be implemented and adhered to at all times unless otherwise 
agreed by the Local Planning Authority.

vii. The applicant to provide an annual review of cycle usage to the LPA and if it is deemed 
that the cycle storage availability is oversubscribed then the applicant will be required to find 
additional storage facilities in accordance with details to be submitted to the LPA for approval.

viii. The development should be occupied by registered students only, in the interests of 
highway safety.

Note 1: The Developer must contact the Highway Management Group , The City and County of 
Swansea , Guildhall Offices, c/o The Civic Centre , Swansea SA1 3SN before carrying out any 
work . Please contact the Team Leader (Development) , e-mails to 
mark.jones@swansea.gov.uk , tel. no. 01792 636091

Glamorgan Gwent Archaeological Trust Ltd -  We identified a possible archaeological issue 
for this planning application while inspecting your weekly planning list and have consulted the 
detailed information contained on your website. 
You will recall that previous archaeological studies carried out in the wider area encountered the 
remains of structures, buildings and features shown on the historic mapping. Historic mapping 
indicates that industrial buildings and rail sidings extend in to the development area. Given our 
recent experience on industrial sites, it can be surmised that there is a strong potential that 
further elements of these may survive in as buried features. Parts of the construction and 
enabling processes for the development may disturb the previous ground surface, thus having a 
potential impact on any archaeological features located in the area. 

As noted above, in previous responses to development in the wider SA1 redevelopment area 
we have recommended that a condition should be attached to any consent that was granted 
ensuring that the archaeological resource was investigated and where necessary protected. 

Therefore it is our recommendation that a condition requiring the applicant to submit a detailed 
written scheme of investigation for a programme of archaeological work to protect the 
archaeological resource should be attached to any consent granted by your Members. 

We envisage that this programme of work would take the form of a watching brief during the 
groundworks required for the development, with detailed contingency arrangements including 
the provision of sufficient time and resources to ensure that any archaeological features or finds 
that are located are properly investigated and recorded; it should include provision for any 
sampling that may prove necessary, post-excavation recording and assessment and reporting 
and possible publication of the results. To ensure adherence to the recommendations we 
recommend that the condition should be worded in a  manner similar to model condition 24 
given in Welsh Government Circular 016/2014; 

No development shall take place until the applicant, or their agents or successors in title, has 
secured agreement for a written scheme of historic environment mitigation which has been 
submitted by the applicant and approved by the local planning authority. 



PLANNING COMMITTEE – 1ST NOVEMBER 2016
ITEM 5 (CONT’D) APPLICATION NO: 2016/1511

Thereafter, the programme of work will be fully carried out in accordance with the requirements 
and standards of the written scheme. Reason: To identify and record any features of 
archaeological interest discovered during the works, in order to mitigate the impact of the works 
on the archaeological resource. 

We also recommend that a note should be attached to the planning consent explaining that: 

The archaeological work must be undertaken to the appropriate Standard and Guidance set by 
Chartered Institute for Archaeologists (CIfA), (www.archaeologists.net/codes/ifa) and it is 
recommended that it is carried out either by a CIfA Registered Organisation 
(www.archaeologists.net/ro) or an accredited Member.

Pollution Control - Please attach the following conditions: -

Air Quality:

o Prior to the beneficial use of the development commencing a 'Quantitative assessment of 
NO2 pollutant concentrations at the façade of the proposed development should be undertaken 
(in line with National Air Quality Objectives) in parallel with the assessment of the on-site 
combustion plant to ensure the combined effects of both pollution sources on future residents 
are fully assessed'.  The assessment shall be submitted too and approved by the Local 
Planning Authority.

Comment:-
The application makes reference to mechanical ventilation being utilised in order to mitigate 
potential exceedences of the air quality objectives.  Could the applicant please submit the 
details for the system and how it will be installed within the development? 

Construction Phase:

o No development shall take place until The Construction Environmental Management Plan 
referred to within the Air Quality Assessment submitted with the application has been submitted 
and approved by the Local Planning Authority.

o Prior to the commencement of construction works on the application site detailed plans of 
any piling operations to be carried out shall be submitted and approved in writing by the Local 
Planning Authority.  The submitted plans shall contain an assessment of vibration with regard to 
the neighbouring residential premises.

            Reason: to ensure that a statutory nuisance does not occur for neighbouring premises.

Ventilation/Extraction:

o Prior to the beneficial use of the development commencing a scheme, which specifies the 
provisions to be made for the control of ventilation and fume extraction has been submitted to 
and approved by the Local Planning Authority.  Such works that form part of the approved 
scheme shall be completed before the premises are occupied.



PLANNING COMMITTEE – 1ST NOVEMBER 2016
ITEM 5 (CONT’D) APPLICATION NO: 2016/1511

o Prior to the beneficial use of the development commencing a scheme, which specifies the 
provisions to be made for any condensing units relating to refrigeration and freezing of products 
has been submitted to and approved by the Local Planning Authority. Such works that form part 
of the approved scheme shall be completed before the premises are occupied.

Noise: 

o Prior to commencement of the development a scheme shall be submitted to and 
approved in writing by the Local Planning Authority to provide the following:  

All habitable rooms exposed to external road traffic noise in excess of 63 dBA Leq 16 hour (free 
field) during the day (07.00 to 23.00hrs) or 57 dBA Leq 8 hour (free field) at night (23.00 to 
07.00 hours) shall be subject to sound insulation measures.  These measures should ensure 
that all such rooms achieve an internal noise level of 35 dBA Leq 16 hour during the day and 30 
dBA Leq 8 hour at night as set out in BS 8233:2014 Guidance on sound insulation and noise 
reduction for buildings.

The submitted scheme shall ensure that habitable rooms subject to sound insulation measures 
shall be provided with mechanical ventilation units so that future residents can keep their 
windows closed.  No habitable room shall be occupied until the approved sound insulation and 
ventilation measures have been installed in that room.

            Reason: - To protect the proposed residential use against noise arising from the existing 
traffic use of the area.

o Unless otherwise agreed in writing by the Local Planning Authority, prior to the beneficial 
use of the development a scheme shall be submitted to and approved in writing by the Local 
Planning Authority that adequately restricts the flow of sound energy through party walls and 
floors between the commercial and residential class uses within the development. The scheme 
supplied shall achieve a minimum DnT,w - (Ctr) of 50dB for the ceiling/floor between the 
commercial and residential uses and by verified by the appropriate testing methodology upon 
completion.

            Reason: - to protect the proposed residential use against noise emanating from the 
commercial activity.

o Prior to commencement of the development a scheme shall be submitted to and 
approved in writing by the Local Planning Authority to provide the following:  
All building services plant noise shall be designed to achieve a rating level (dBLArTr), that does 
not exceed the representative night time background sound pressure level (LA90,15min)  in 
accordance with BS 4142:2014. Methods for rating and assessing industrial and commercial 
sound.

            Reason: - To protect the existing and proposed residential uses against noise from 
building services plant.
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Contaminated Land:

Validation/verification Report
o On completion of remediation works a validation/verification report will be submitted to 
the Local Planning Authority that will demonstrate that the remediation works have been carried 
out satisfactorily and remediation targets have been achieved in line with the Remediation 
Strategy set out in Section 9 of the ARUP Geotechnical and Geo-Environmental Interpretative 
Report. Doc Ref: 2016/9478. Issue 5 August 2016; submitted with the application.

Reason: To ensure that the safety of future occupiers is not prejudiced.

(This condition is not intended to cover any groundwater requirements that Natural Resources 
Wales may wish to comment upon).

Unforeseen Contamination
o If, during the course of development, contamination not previously identified is found to 
be present at the site no further development [unless previously agreed in writing with the Local 
Planning Authority] shall be carried out until the developer has submitted, and obtained written 
approval from the Local Planning Authority for, a detailed strategy for dealing with said 
contamination.

Reason: To ensure that the safety of future occupiers is not prejudiced.

Comment: -
Could the applicant confirm that they have contacted the water authority regarding the water 
supply pipes and whether further protection is required?

Informatives

1          Construction Noise
The following restrictions should be applied to all works of demolition/ construction carried out 
on the development site
All works and ancillary operations which are audible at the site boundary shall be carried out 
only between the hours of 08.00 and 18.00 hours on Mondays to Fridays and between the hours 
of 08.00 and 13.00 hours on Saturdays and at no time on Sundays and Public Holidays and 
Bank Holidays.
The Local Authority has the power to impose the specified hours by service of an enforcement 
notice.
Any breaches of the conditions attached to such a notice will lead to formal action against the 
person[s] named on said notice.

2   Smoke/ Burning of materials
     No burning of any material to be undertaken on site.
The Local Authority has the power to enforce this requirement by service of an abatement 
notice.
Any breaches of the conditions attached to such a notice will lead to formal action against the 
person[s] named on said notice.
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3    Dust Control:
During construction work the developer shall operate all best practice to minimise dust arisings 
or dust nuisance from the site. This includes dust and debris from vehicles leaving the site.

The Local Authority has the power to enforce this requirement by service of an abatement 
notice.

Any breaches of the conditions attached to such a notice will lead to formal action against the 
person[s] named on said notice.

4    Lighting
During construction work the developer shall operate all best practice to minimise nuisance to 
locals residences from on site lighting. Due consideration should be taken of the Institute of 
Lighting [www.ile.org.uk ] recommendations

APPRAISAL

Introduction

This planning application has been submitted following a pre-application submitted in February 
2016 seeking advice on the construction of purpose built student accommodation at the site. 
During the pre-application submission meetings were held between the applicant's agent and 
officers with open dialogue about the key planning considerations and focus on the design of the 
scheme. At that time initial options presented revolved around the provision of three distinct 
towers extending substantially above existing surrounding buildings. The applicant's agent has 
sought to respond to the pre-application advice as part of this planning application.

Application Site and Surroundings

The application site, known as plot A1, lies within the SA1 region of the City Centre and 
provides an important gateway when approaching the City Centre from the East. It comprises of 
a roughly rectangular parcel of brownfield land located south of the A483 and to the West of 
Kings Road extending to a total area of 0.51 hectares. 

The site is currently utilised for car parking purposes with the access being directly from Kings 
Road. 

Proposed Development

The planning application submitted proposes the redevelopment of the site from a carpark with 
outline planning approval for A1 office accommodation to a mixed use development of student 
residential accommodation and an A3 cafe unit. 

The scheme comprises: 

o A total of 500 bed spaces (amended from 506 bedspaces).
o communal ancillary space including study spaces, meeting rooms, a prayer room, 

cinema, games room and accessible WCs
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o Building management facilities including a reception/security desk, office, staff room and 
kitchen 
o covered, secure cycle storage for 180 bicycles 
o laundry facilities 
o 70.51m² commercial unit (A3 use class) on the ground floor level 
o 23 parking spaces including 3 accessible spaces 
o a refuse and recycling store 
o associated plant and servicing areas 
o landscaped external public realm 

In addition to the submitted application plans supporting documents submitted with the 
application include:

o Design and Access Statement
o Planning Statement
o Landscape and Visual Impact Assessment
o Visually Verified Montages Report
o Series of Photomontages (A-F)
o Landscape Strategy
o Outline Travel Plan
o Transport Statement
o Sustainability Appraisal
o Microclimate Wind Assessment
o Geotechnical Desk Study
o Ecological Appraisal Report
o Drainage and Flood Risk Strategy Report
o Air Quality Assessment Report
o Acoustics Planning Report

Following external consultation and discussion with officers the applicants submitted amended 
drawings and supporting information on 17th October 2016. The amendments provided for 
included:

o Alteration of the massing and storey heights through the stepping of the building has 
been pronounced with the reduction of accommodation upon the eighth floor. Refinement 
of the indentation of the eighth and majority of accommodation at the seventh floor 
reduces the scale of the proposal when viewed from Fabian Way.

o Clarification on material choice of brickwork and its lighter colour tone.
o Areas identified as 'ancillary' with reference to 'front of house' will retain active glazed 

facades to offer interaction between public and private space.
o Submission of a wind analysis
o Revised ground floor fenestration on Kings Road
o Revised elevations demonstrate proposed positions of passive vents
o Rationalisation of fenestration positions with the defining of linear glazing elements 

allowing for integration of passive vents at floor junctions.
o Additional glazing along River Tawe elevation brings solar gain
o Layby for drop off of package deliveries provided within the application site boundary
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Material Planning Considerations

The key material planning considerations in the determination of this planning application are 
set out as follows:

o Principle of development having regard to Development Plan Policy and Supplementary 
Planning Guidance;

o Townscape and visual impact;
o Impact on residential amenity;
o Highways, traffic, car parking, access and pedestrian movements;
o Impact on archaeology and cultural heritage;
o Flood risk and Drainage;
o Pollution and ground contamination;
o Impact on ecology;
o Waste Storage

There are considered to be no additional issues arising from the provisions of the Human Rights 
Act.
 
Principle of Development

The outline planning permission for the mixed use development at SA1 Swansea Waterfront 
(Ref:2002/1000) established the principles of the development through the Development 
Framework and Land Use Masterplan. A significant proportion of the SA1 Swansea Waterfront 
infrastructures together with a significant number of buildings have been completed in 
accordance with the original outline planning permission. 

The permission was varied under ref:2008/0996 which essentially sought to allow changes for 
the timing of the programme of phasing, for a review of the approved Land Use Masterplan and 
the Design and Development Framework to take place at appropriate intervals and also to allow 
for a revision to be made to the total development capacities for SA1 and for the capacity levels 
to be set by an addendum Environmental Statement. Condition 2 of the Section 73 permission 
indicates that the development shall accord with the SA1 Swansea Waterfront Masterplan 
presented as Figure A2.1 within the Addendum Environmental Statement (April, 2010) and that 
any departures from the Masterplan will be considered on its merits having specific regard to the 
provisions of UDP EC2 and other related policy. Within the SA1 Swansea Waterfront 
Masterplan - Figure A2.1, the land use for plot A1 is allocated for office use with an indicative 
storey height of 4 to 6 stories. 

The SA1 Masterplan was amended further under the recent Section 73 application approved 
under ref: 2015/1584 which sought to reflect the ambitions of University of Wales Trinity St 
David to deliver the Innovation Quarter with the University at its heart. The area of greatest 
change would be centred around the southern end of SA1 'The Peninsula' originally referred to 
as the Leisure Quarter. This area will incorporate the majority of the University's facilities with a 
range of complimentary uses. It should be noted, however, that this proposed 2015 masterplan 
seeks only to change those parts of the 2010 masterplan that have been acquired by UWTSD in 
order to deliver the 'Innovation Quarter'. 
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The development of the remaining plots within SA1, which are predominantly owned by Welsh 
Government, will continue to be controlled by the existing approved Design and Development 
Framework and Masterplan under ref:2008/0996. Additionally, under the revised SA1 
Masterplan UWTSD were not proposing to provide student accommodation within the SA1 
development; however, it was acknowledged that there was the possibility of private student 
providers wishing to respond to market demand on some of the development plots within SA1.      

In view of the above history it is clear that the principle of a substantial development of the site, 
albeit referred to as office accommodation in line with the original aspirations for the SA1 
waterfront area, is acceptable. Furthermore the site is a brownfield site, previously development 
land and comprising of an existing temporary car park, and is therefore available for 
redevelopment.

Given that the use of the proposed development now being proposed differs to that of the 
original Swansea Waterfront masterplan the key issue is to consider whether the proposed use, 
that being as student accommodation, is acceptable as an alternative to office accommodation.

In terms of the planning policy position Unitary Development Plan Policy EC2 indicates that a 
major redevelopment area is identified at SA1 Swansea Waterfront for mixed employment and 
residential development together with supporting leisure, tourism, community uses and ancillary 
services. Policy HC11 (Higher Education Campus Development) indicates that the use of 
appropriate City Centre sites for student accommodation will be favoured with the view to 
encouraging City Centre living, and contributing towards its revitalisation.     

Within the context of its allocated office use, there is some evidence to suggest that there is 
limited market demand for office use in SA1 Swansea Waterfront and across the City as a whole 
and that without Welsh Government grant assistance such a use would not be financially viable. 
The applicant's 'Planning Statement July 2016 (page 31) sets out that the site has been actively 
marketed for commercial/office uses over an extended period of time (i.e. since the original 
concept for SA1 and over the last 4 to 5 years). It refers to there being no viable interest 
received for an office development. Notwithstanding this, the emerging planning policy position 
within the Local Development Plan (which is at Deposit Stage and has recently been subject to 
consultation which closed on 31st August 2016), and also within the Swansea City Centre 
Strategic Framework Review is to encourage office use within the City Centre and to create a 
new business district along The Kingsway / Orchard Street area. 

Taking into account the revised position in relation to the UWTSD taking a major land holding 
within the SA1 quarter near the application site, and the emerging policy position related to 
directing office related uses to the City Centre, it can be regarded that the development of a 
further office building on plot A1 would prejudice the aspirations of the above emerging policy 
position. 

Within the context of Policy HC11, which relates specifically to Higher Education Campus 
Developments, whilst the site is not a City Centre site, it is adjacent to the City Centre and its 
proximity to the proposed UWTSD Innovation Quarter makes it an attractive and sustainable 
location for student accommodation.  
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On the basis of the above it is considered that the scheme is acceptable in principle for student 
accommodation and complies with the requirements of Policy EC2. Given that it is a key site 
along the main route into the City, and having regard to the existing advice within the SA1 
Swansea Waterfront Masterplan - Figure A2.1 regarding indicative building heights, the 
fundamental issue is considered to be designing a building of an appropriate scale and 
architectural quality.

Townscape and visual impact

The proposed building which is set to be located on the gateway approach into the city along 
Fabian Way would be a key element and therefore needs to be appropriate in terms of its mass, 
form and design and respond to the context of the surrounding urban environment in a positive 
manner. The policy position, set out primarily in policies EV1, EV2, EV4, EC2, AS2 and CC5, 
and supported through Supplementary Planning Guidance requires that new development be, 
amongst other criteria, appropriate to its local context in terms of scale, height, massing, 
elevational treatment, materials and detailing, layout, form, mix and density. Furthermore 
development should integrate effectively with adjacent spaces and the public realm to create 
good quality townscape.

The scheme now before the Council for determination has evolved following initial pre-
application advice given in July 2016, and following negotiation during the application phase 
with Council officers. The Council's Design and Conservation Team Leader has been consulted 
throughout the process and following the revisions made to the scheme raises no objection to 
the development.

Previous concerns had related to the height and monolithic appearance of the elevation facing 
Pentre Guinea Road approach. This was addressed through the insetting of the top floor of the 
building to form a 'cap' which will reduce the perceived scale and improve the overall 
appearance of the building. This north elevation has also been broken up visually by the 
addition of a number of coloured panels alongside windows.

The scale of the eastern elevation onto Kings Road which will also be visible above the 
Technium 2 building looking along the Fabian Way was also a concern. The inset top floor with 
'cap' at the northern end has helped reduce the perceived scale, as has the removal of the top 
floor from the metal clad link section as well as the middle gable (this results in the loss of 17 
student rooms). This height reduction creates a better step down in scale from the 9 storey 
northern end down to the 7 storey element of the proposal adjacent to the Ethos building. This 
reduction of scale is also aided by the insetting of much of the top floor in the southern area 
which reduces the perceived scale and creates a visual top to the building. 

Taken together these amendments are a significant actual and perceived reduction in scale as 
well as an improvement to the appearance. This improves the relationship to Kings Road and 
provides a more gradual step up in scale as the backdrop to the Technium 2 Building when 
viewed on Fabian Way. The proposed building will still be widely visible and with these 
amendments to the actual and perceived scale it will integrate more effectively with the existing 
context of the application site and surroundings.
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Elevations

Additional details have been provided to confirm the juxtaposition of brickwork columns/ infill 
panels and details of windows which are linked across floors. This allows the openings to be 
perceived as large scale vertical pairs which helps to reduce the apparent visual scale of the 
building. The broad approach of robust brick elevations is welcomed to reference the industrial 
character and further details can be secured through planning condition. The windows have 
been amended in the metal clad link element to ensure adequate day lighting and natural 
ventilation. This has not diminished the treatment of this area as a contrast to the brick 
elevations.

Ground floor

At the ground floor level, the extent of active frontage at the northern end of the building onto the 
main walkway and sustrans cycle route has been increased by expanding the glazed footprint of 
the café. It is accepted that the electrical rooms are also needed in this location given the 
location of incoming services and this is an acceptable balance.

The amended ground floor proposals also clarifies the intent of the 'indoor garden'; this will be 
the main communal space for student life within the building with glazing so it will be an key 
active frontage onto Kings Road and the Tawe walkway and should be kept visually open. A 
suitable planning condition can be imposed to secure future visual transparency.

Public realm

The revised information confirms that the proposed external areas are flush with the existing 
River Tawe walkway. This is important to provide access for all and to ensure positive 
integration with the existing public realm. 

Amended landscape proposals have been provided in an attempt to address the significant wind 
effect issue that has been identified at the north west corner. The updated technical note on the 
wind effects indicates that the general intent could address this issue but that this isn't the full 
detail. Therefore a further condition is needed to ensure that the landscape proposals fully 
address the wind effects.

The Kings Road streetscape proposals have been amended to omit the two laybys which would 
have disrupted the streetscene and resulted in the removal of 3 street trees. However it is not 
clear what the amended proposals are for parking of the refuse truck. It is important that the 
servicing requirements do not disrupt the streetscene and this issue should be condition for 
future resolution.

Sustainability

The DAS addendum confirms that PV panels will be concealed on areas of roof behind the 
parapets. This should be covered by condition to ensure that the panels are not a discordant 
feature on the skyline.
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Summary of amended scheme

The proposal would introduce a significant level of student accommodation which will increase 
the vitality of the SA1 regeneration area in very close proximity to the city core. It is an 
independent proposal that complements the UWTSD proposals for the Innovation Quarter in the 
southern area of SA1. 

Discussions with the applicants design team have sought to move the design away from a 
series of feature taller towers in this location to a lower linked urban block which addresses 
Kings Road and the Tawe frontage.  This building will form a key element of the gateway 
approach into the city along Fabian Way. The scale is broadly in accordance with the approved 
SA1 masterplan.

The taller elements of the proposal are in accordance with approved SA1 masterplan which 
indicates maximum heights for individual plots. This is expressed as the maximum number of 
floors, so this is open to some interpretation because the floor heights of office developments 
are typically more than residential developments. On the basis that the A1 plot is allocated in the 
approved SA1 masterplan for office developments, the masterplan heights have been 
interpreted as office floor heights. The applicants have used the upper end of office floor heights 
(4.5m) to establish the height volumes (whereas the average floor height of the adjacent Ethos 
building is 4.25m).  Using the 4.5m floor heights this converts the masterplan heights of 6 floors 
at the northern end to 27m and 4 floors at the southern end to 18m.Residential floor heights are 
much lower than office developments (typically 2.5m per floor) so this is why a 9 storey 
residential building (27.3m high) can be accommodated within the masterplan height volume of 
a 6 storey office building (27m). To demonstrate the difference in floor heights between 
residential and office developments,  the proposed contextual elevation shows the 4 storey 
Ethos office building is approximately the  same height as 6 stories of the proposed student 
accommodation.

This part of the SA1 regeneration area is defined as a welcome zone for tall buildings in the 
Council's adopted tall building SPG. As indicated above the proposed upper height in the 
northern part of the site accords with the approved masterplan and the contextual elevations 
show that the 9 storey block is approximately twice the height of the 14.1m high 3 storey 
element of the adjacent Technium 2 building. Therefore this development could be considered 
to be a tall building at the northern end and in this regard it meets the tests set out in the tall 
building strategy SPG; namely the need for active frontage at street level and the requirement 
for a distinctive skyline as part of a quality building.

At the southern end the proposed building exceeds the 4 commercial office floors (17m) 
indicated in the SA1 masterplan by approximately 4.85m with an overall height of 21.85m. 
However this is considered to be acceptable as a gradual step up in scale from the adjacent 
Ethos building which is 17m high as demonstrated by the elevations showing the surrounding 
context. Although the proposal exceeds the height of the masterplan in this area, it is some 9m 
further away from the Ethos building than the indicative footprint shown in the masterplan (15m 
separation is proposed as opposed to 6m separation in the masterplan). Therefore the 
separation between the buildings avoids an overbearing effect on the occupants.
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The proposed footprint extends some 10m further north than the masterplan footprint and rather 
than narrowing to a point as per the masterplan, the proposal widens to 35m to form the 9 
storey gateway block aspect of the proposal. It should be noted that the masterplan footprint 
was indicative and reflected the original aspiration for office development. A development of 
student accommodation has a different simpler footprint. Whilst there is more building mass 
proposed at the northern end, this forms a 'gateway' which reinforces the sense of arrival along 
Fabian Way. Furthermore there is still space outside the site boundary adjacent to the bridge 
and the visual testing demonstrates that there is still an expansive view which opens up of the 
city scape with the slope of Mount Pleasant rising up behind. Therefore whilst the northern 
footprint departs from the SA1 masterplan, the proposal is considered to be acceptable to create 
a gateway building whilst making better use of centrally located brownfield site.

Although the site is linear orientated north south alongside the Tawe, the building is successfully 
broken down with architectural features and the form kinks to follow the shallow curve of Kings 
Road. The building is 'bookended' by cross wings and the length of the frontage is further 
broken down by an intermediate cross wing which emphasise the main entrance. 

The elevations are based on large scale brick framing to provide an elegant repetition that 
makes reference to traditional industrial and maritime buildings in a contemporary manner. This 
framing is translated into colonnades in key parts of the building which ensures a positive 
relationship to the public realm. The applicant indicates that inspiration for the proposals in 
terms of the scale and elevation design is taken from dockside buildings from Swansea and 
further afield. This fits with the aspirations of the SA1 Innovation District being developed by 
UWTSD in the south of the SA1 area. Furthermore the design of the elevations with windows 
joined vertically across follows  that they are read as pairs that reduces the apparent scale.

The grade II listed Ice House and J Shed buildings are located some 130m to the south of the 
site boundary adjacent to the Sailbridge. The proposed building would be visible on the Tawe 
frontage in the context of the Ice House building with two intervening buildings (Ethos and 
Technium 1). The site would be viewed in the streetscene looking north from the J Shed across 
Technium Square. Therefore given the separation and intervening urban development it is 
considered that the proposals would have a neutral effect on the setting of these Listed 
Buildings.  

As indicated above, the proposed building will have a significant presence and it will be visible in 
the round from all angles. The application is supported by a Landscape and Visual Impact report 
including photomontage visual testing from key views. Currently this shows the original proposal 
not the amended scheme with reduced massing and improved articulation of the top floor areas. 

The visual impact of the amended (reduced) scheme are as follows:

View along Fabian Way (2 locations)

These approach views are currently open due to the undeveloped nature of plot A1 and the 
undeveloped areas of SA1 fronting Fabian Way. There is no specific focus of the approach 
view, rather it is an overall townscape which includes the triangular form of Plantasia, the city 
scape of High Street, the developed slope of Mount Pleasant rising up to the skyline and the BT 
tower visible above the roof of the Technium 2 building. 
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The proposed building would be a key aspect of this view with the proposed massing stepping 
up from left to right reflecting the rising nature of the Mount Pleasant skyline. The upper floors 
would be clearly visible above the Technium 2 building and much of the townscape to the left 
would still be visible, plus a reduced part of the BT tower would be visible above the proposed 
roofline.

View from north on approach from Pentre Guinea Road

Currently this view is open due to the development nature of the application site. The proposed 
building that opens up to be to 35m wide would be a key aspect of the view as a gateway 
building. It would have a significant presence and the inset top floor with 'cap' and coloured 
panels alongside the windows would avoid an overbearing monolithic appearance.

Looking along Kings Road from Technium Square

This view focusses on the relationship to the existing Ethos building and illustrates the street 
scale of the proposals. The bookends and off centre gable help to break up the linear form and it 
can be seen that parts of the building are cranked to follow the shallow curve of Kings Road. 
The proposed building is clearly taller than the Ethos building and Technium 2 building. The 
inset top floor helps to reduce the perceived scale and this considered appropriate as an urban 
relationship. 

Looking across the Tawe (from the Sailbridge )

The Sailbridge is a key walking and cycling route between the city centre and SA1. Again the 
proposed building would be a key aspect of this view looking north up the River Tawe. The 
openness of the river corridor would benefit from the scale of the proposed building to provide 
definition to one side. The bookends and off centre gable help to break down the linear form and 
the scale gradually increases from the Ethos building to step up to the gateway element at the 
north end adjacent to the Tawe Bridge.

Looking down river from the southern Tawe Bridge

This is a key route for vehicles, pedestrians and cyclists entering and leaving the city and again 
the scale of the building responds to the openness of the river corridor. From this view the scale 
drops towards the Ethos building with lower buildings such as the Technium 1 and the Listed Ice 
House building beyond to the south. 

The earlier proposals were subject to review by the expert impartial Design Commission for 
Wales, their view was that the height was appropriate and the stepping up of the massing from 
the south to north was supported. The north end was seen as an appropriate location for a taller 
element. They did highlight the need to refine the top of the building and this has been 
addressed in the latest proposals

The public realm proposals associated with the application seeks to positively integrate with the 
existing public areas. New spaces are proposed on the river frontage to provide space for 
student and the public alike to relax. The Kings Road frontage incorporates planting as per other 
SA1 projects to soften the streetscene. The adjacent council owned area of grass to the north is 
a key gateway space that has a poor quality appearance. 
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This area would benefit from a planting scheme that relates to the setting of the building and 
removal of the out dated SA1 marketing sign.

Summary

The proposed student accommodation building accords with the overall vision to create an 
urban place through the SA1 regeneration, it also creates a gateway on a key approach into the 
city centre. It will be widely visible and is considered to be a well designed large building in 
accordance with the policy requirements set out in the Unitary Development Plan and 
supporting Supplementary Planning Guidance.

Impact on residential amenity 

With regard to potential impact upon residential amenity the relevant policy within the UDP is 
Policy EV40. This refers to development proposals not being permitted where they would cause 
or result in significant harm to health, local amenity, natural heritage, the historic environment, or 
landscape character because of significant levels of air, noise or light pollution.

As part of the application the scheme was supported with both an 'Acoustics Planning Report' 
and an 'Air Quality Assessment'.  The Acoustics Planning Report includes a Noise Survey 
carried out as part of the development. This had regard to internal ambient noise levels and 
noise emissions limits and measurements were taken from 5 points around the application site. 
In relation to air quality the submitted report identifies that the proposed development has the 
potential to cause air quality impacts during the construction and operational phases and has 
the potential to affect future residents of the proposed development. It recognises that the 
proposal also has the potential to generate odour from the proposed café unit.

Pollution Control Officers have been consulted as part of the application and have raised no 
objections to the application subject to conditions requiring additional details on air quality, a 
Construction Environmental Management Plan as referred to in the Air Quality Assessment, 
details of any piling operations, a scheme to control ventilation and fume extraction, a scheme to 
control any condensing units, a scheme relating to sound proofing, details of the restriction of 
the flow of sound energy through party walls and floors between the commercial and residential 
uses within the development and a scheme to deal with all building services plant noise. 

It can be noted that the site lies adjacent to existing office uses, the A483 highway and the 
nearest residential uses are positioned to the North East in the St Thomas Area. Given the 
position of the application site siting alongside the river, adjacent to the A483, and in proximity to 
existing office uses it is not considered that the development will have an adverse impact upon 
residential amenity of any neighbouring residential occupiers in the surrounding area. 

Comments received from third parties raise objection on the basis of the relationship of the 
proposed development to that of the surrounding office buildings with particular the distances 
between the buildings (Ethos building and proposal) likely to result in an adverse impact upon 
the outlook from offices, result in students peering into office suites at less than 20 metres and 
result in loss of sunlight. 
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Having considered the former positioning for a proposed office building as set out in the 
masterplan, which was actually closer to the Ethos building, and having regard to the siting of 
the development subject of the application it is considered that the relationship between the 
proposed student accommodation and offices will be acceptable having regard to residential 
amenity. Whilst separation distances, in guidance terms, should usually be 21 metres, this 
relates to back-to-back residential housing and is not applicable to the proposed application. In 
fact page 56 of the Residential Design Guide SPG states "There is no need for building 
frontages across a street or public area to be 21m apart. This is an outdated standard which 
does not make the best use of lane, and can compromise the sense of place created by 
enclosing and defining strong edges to streets. The minimum front to front separation distance 
across the public realm and streets should be 10m." Whilst it is noted that the relationship 
between the ethos building and the proposal is not a front to front relationship or across a street 
it nevertheless relates to separation between an office and student accommodation use. No 
harm would arise from the relationship which is between 15m and 22m separation. Whilst the 
development will likely result in further sunlight loss to the offices their north facing position does 
not result in existing good levels of sunlight. Furthermore the former office use as set out in the 
masterplan would have formed a closer relationship than the proposal scheme. 

On the basis of the above it is considered that the development will result in no adverse impact 
upon residential amenity and accordingly complies with Policy EV40.

Highways, traffic, car parking, access and pedestrian movements;

The application has been supported with a Transport Statement and Outline Travel Plan and 
details of parking provision have been provided on the submitted drawings.

Vehicular access to the site is proposed to be provided directly off Kings Road, from an existing 
access, into a shared ramp which provides access to the existing Ethos building. From this ramp 
access into the lower ground floor a total of 23 car parking spaces are proposed to be provided. 
A layby for the drop off of package deliveries has been provided within the application curtilage. 
Pedestrian access is proposed to be achieved through the footways along Kings Road and the 
existing shared footway/cycleway which lies adjacent to the River Tawe. Step free entrances will 
provide access to the lifts within the building itself.

The submitted Transport Statement assesses the proposals in relation to the highway network 
with respect of trip generation. The Statement concludes that the student accommodation would 
result in a net reduction in two-way trips in comparison with the existing temporary car park use, 
as well as the consented office development specified in the SA1 masterplan. 

For example, based upon comparable sites identified the proposed development would 
generate 877 daily arrivals and 1005 daily departures. Of these trips 654 arrivals and 738 
departures are pedestrians. Based on the sites selected it is forecast that the site would 
generate 25 two-way vehicle movements in the AM peak hour and 21 two-way vehicle 
movements in the PM peak hour. However, it notes that given the no-car policy for students it 
would expect these trips to be the worst case scenario.

In relation to existing trip generation, for the car park, this is observed to generate 71 two-way 
trips in the AM peak hour and 51 two-way trips in the PM peak hour.
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Dealing with the original outline planning permission for SA1 and the allocation of a 4-6 storey 
office development and using the data held within TRICS an office development of 5000m2 is 
expected to generation 151 two-way vehicular trips in the AM peak hour and 104 two-way trips 
in the PM peak hour. 

The figures presented demonstrate that the student use would result in less two-way trips than 
the original outline scheme for an office or that of the existing car parking use.

Planning Policy Wales sets out that car parking is a major influence in terms of the choice of 
means of transport and the pattern of development. It states, in paragraph 8.4.2, that "local 
authorities should ensure that new developments provide lower levels of parking than have 
generally been achieved in the past. Minimum parking standards are no longer appropriate." 
Furthermore it advises that new developments should be consistent with "minimising the need to 
travel and increasing accessibility by modes other than the private car" (Para. 4.7.3).

UDP Policy AS1 of the UDP requires that new development associated with housing, 
employment, shopping, leisure and service provision is located in areas that are currently highly 
accessible by a range of transport modes, in particular public transport, walking and cycling.

Policy AS2 states that new development should be designed to:

o promote the use of public transport and facilitate sustainable travel choices;
o provide suitable facilities and an attractive environment for pedestrians, cyclists and other non-
motorised modes of transport;
o Allow for the safe, efficient and non-intrusive movement of vehicles, and
o Comply with the principles of accessibility for all.

Policy AS5 also requires development proposals to consider access requirements for 
pedestrians and cyclists. Policy AS6 states that parking provision to serve development will be 
assessed against adopted maximum parking standards to ensure that proposed schemes 
provide appropriate levels of parking for private cars and service vehicles. Account will also 
need to be taken of the need to provide facilities for the parking of motorcycles and cycles.  

The Parking Standards Supplementary Planning Guidance specifies that for purpose built 
student accommodation, within all zones, there is a need for 1 car parking space for every 25 
bedrooms for servicing, wardens and drop-off areas.  Based upon the original scheme for 506 
bedspaces this amounts to a total of 20 car parking spaces.  However, as the site lies outside of 
the Core the requirement also reflects that, in addition to the above, parking is needed for 
students and visitors and that equates to 1 space per 10 bedrooms. Based upon the original 
scheme this relates to the need for 50 car parking spaces in addition to the 20 resulting in a total 
need for 70 spaces. The revised scheme of 500 bedrooms would also result in a requirement for 
50 car parking spaces, in addition to the 20 spaces required for servicing and this results in a 
total requirement for 70 car parking spaces. 

The application drawings indicate a total of 23 car parking spaces within the lower ground floor. 
Whilst this would comply with the 20 space threshold for developments within the 'core' area, as 
the site lies outside of this area it does not comply with the guidance.
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In their report the Highway Authority recognise that the Transport Assessment indicated there 
would not be a material increase in car usage and associated congestion, and that a robust 
tenancy agreement would prevent car ownership, however, recommend that the application be 
refused on the grounds that insufficient parking is being provided to support the proposed 
development. They state that current parking provision in St Thomas and Port Tennant is 
already under pressure and any further encroachment by non-residents could be detrimental to 
highway safety by virtue of indiscriminate parking.

Whilst the objection of the Highway Authority is noted officers consider that whilst the level of 
parking does not strictly accord with the Parking Standards SPG, the development is within a 
sustainable location directly along the A4067 and a short walk from the city centre.  The site lies 
opposite the 'Central Area' referred to in the SPG and offers the opportunity to support 
sustainable transport and shifting modes of transport from private car along with supporting the 
Councils regeneration aspirations for the City as a whole.

The Highway Authority refer to the imposition of a Section 106 agreement to control the 
management of car parking and officers consider this to be a reasonable approach for this form 
of development. Furthermore planning obligations to provide for enhancements to the transport 
network, particularly in relation to improving pedestrian connectivity and public transport 
enhancements could be utilised to mitigate for the additional activity resulting from this 
development. This is considered to be a reasonable requirement as part of the development 
proposal and in the planning balance of material considerations would outweigh the lack of 
parking cited by the Highway Authority which represents a reason for refusal.

Of relevance to this consideration is that the Design Commission for Wales (DCFW), when 
considering the development prior to the planning application in June 2016, set out that the site 
is a sustainable location which is close to the city centre and good public transport links. They 
identified the presence of alternative car parking in close proximity to the site which should help 
to build the argument for a reduced number of parking spaces. They further considered that the 
requirement for more parking on site could be threat to the viability of the scheme or may result 
in a reduction in the quality of the building to compensate for additional cost. They therefore 
considered that a lower level of parking provision was supported.

Furthermore the applicant has provided justification in the submitted Planning Statement which 
identifies the local facilities and areas of commerce that can be accessed by foot and cycle by 
potential students residing at the accommodation. A number of restaurants and cafes including 
a superstore, cinema, health clinic, dental clinic are within 500m distance of the application site 
whilst the railway station is 1000m from the site. In addition the consented University of Wales 
Trinity St Davids Quarter is within 600m of the site. Taking into account best practice found in 
the IHT guidance 'Providing for Journeys on Foot' the applicant notes that the preferred 
maximum walking distance for town centres is 800m. Given the close proximity of the site to 
these uses as well as the site being adjacent to the National Cycle Route 4 the applicant 
considers that the scheme lies within a sustainable location thus to provide justification for the 
scheme. 
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Having regard to the Car Parking – SPG it can be noted that a general reduction in the amount 
of car parking for schemes can be awarded through sustainability points. In the case of this 
development it can be regarded that the scheme does have a range of facilities within 200m, 
400m and 800m as set out in the SPG to benefit from a parking reduction amounting to 20%. 
This adds weight to the position that the development is a sustainable development in good 
proximity to local services.

Officers consider that whilst the scheme does not accord with the SPG in relation to Parking 
Standards this shall be taken as guidance in assessing individual applications and each 
application considered upon its individual merits. In this case the scheme cannot provide the full 
extent of car parking specified in the SPG, however, it has been demonstrated that the site is 
within a sustainable location and suitable mechanisms can be imposed through a Section 106 to 
deal with car parking management and improvements to pedestrian and public transport 
connectivity in the area. Whilst the Highway Authority has cited that the development will lead to 
pressure upon the St Thomas and Port Tennant wards by virtue of indiscriminate parking, there 
is no supporting evidence to demonstrate that this development will directly harm highway 
safety in those areas. The mechanisms suggested by the Highway Authority, and agreed to by 
the applicant, would, on balance, result in an acceptable development having regard to highway 
considerations and the policies contained within the Unitary Development Plan. The provision of 
the planning obligations would be a course of action considered to be necessary to make the 
development acceptable in planning terms, are directly related to the development and are fairly 
and reasonably related in scale and kind to the development having regard to the tests set out in 
Regulations 122 and 123 of the Community Infrastructure Levy Regulations 2010.

Impact on archaeology and cultural heritage;

Planning Policy Wales (Edition 8, January 2016) sets out that the desirability of preserving 
ancient monuments and nationally important archaeological remains, whether scheduled or not, 
and their settings is a material consideration in determining a planning application. 

GGAT have provided comments on the application to confirm that previous archaeological 
studies carried out in the wider area encountered the remains of structures, buildings and 
features shown on the historic mapping. They advise that historic mapping indicates that 
industrial buildings and rail sidings extend in to the development area. Given their recent 
experience on industrial sites, it can be surmised that there is a strong potential that further 
elements of these may survive in as buried features. They note that parts of the construction 
and enabling processes for the development may disturb the previous ground surface, thus 
having a potential impact on any archaeological features located in the area. They have 
suggested a condition in the form of a watching brief be imposed as part of any planning 
permission in order to to identify and record any features of archaeological interest discovered 
during the works, in order to mitigate the impact of the works on the archaeological resource. 

Subject to the provision of a suitable condition it is considered that the application is acceptable 
having regard to its impact upon archaeology and cultural heritage.

Flood risk and Drainage;

The application has been supported with a Drainage and Flood Risk Strategy to consider and 
assess the drainage and flood risk implications.
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Review of the TAN15 - Development Advice Map for the site identifies that the site is positioned 
within Zone A flood plain, and therefore at little or no risk of flooding. As the scheme proposes a 
basement, it has been recommended that the ground floor threshold is above 7.5m AOD in 
order to ensure that it is above a 1 in 200 year tidal flood event with allowance for climate 
change. 

Natural Resources Wales have been consulted as part of the application and note in their 
response, in specific reference to flood risk, that the development will comply with the tolerable 
conditions shown in Appendix A1.15 of TAN 15. Accordingly they raise no objections in relation 
to flood risk.

Welsh Water have been consulted and raised no objection subject to the imposition of 
conditions to deal with foul and surface water discharges from the site.

The Council's Drainage Engineer has noted the submitted information and raised no objection 
subject to the provision of a condition requiring the developer to prepare a strategy for the 
comprehensive and integrated drainage of the site. In view of the scale of the development and 
to ensure a comprehensive means of drainage is achieved such a condition is necessary. 

Pollution and ground contamination;

The application was supported by a Geotechnical Desk Study produced in July 2016 and a 
Geotechnical and Geo-Environmental Interpretative Report produced in August 2016. 

Natural Resources Wales have raised significant concerns that without specific conditions being 
imposed in relation to Geoscience / Contaminated land, they would object to the proposed 
development. They note that there is a considerable amount of made ground on site and the 
intention is to remove this which will greatly reduce soil source on the site. The conditions 
recommended relate to a risk assessment being identified, in order to prevent contamination of 
the controlled waters at the site given it is adjacent to the River Tawe. A condition requiring the 
submission of a verification report, a condition requiring reports on the monitoring, maintenance 
and any contingency action to be provided, a condition relating to controlling of any non-
identified contamination and a condition relating to no infiltration of surface water drainage, a 
condition relating to any piling or any other foundations designs to be agreed.

In view of the nature of the concerns raised by NRW and the proximity of the site to the adjacent 
River Tawe it is considered reasonable that specific conditions be imposed to deal with matters 
relating to protection of the controlled waters.

Impact on ecology;

The application was supported with a Phase 1 Habitat Survey of the site and the report confirms 
that a limited range of common habitats are present within the surveyed area. These are 
disturbed by public use of the site with very little potential to support protected and/or notable 
species. As such the development will have no adverse impact upon ecology.
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Waste Storage;

Policy R16 states that proposals for major new developments will be required to incorporate 
adequate and effective waste management facilities. The supporting text states that when 
assessing proposals for major new developments, the provision of waste management facilities 
for the collection, recycling and other management of all waste likely to be generated must be 
included. The building proposes a waste storage area on the ground floor which lies near the 
ramp access. The applicant has sized the waste storage area according to the Residential 
Design Guide SPG requirements and used the SPG requirements for 'flats' when sizing the 
store. The area can accommodate 40 bins and a drawing has been provided by the applicant to 
illustrate this. Whilst comments from objectors are noted in relation to the siting of the waste 
storage and its potential visual impact on the area the drawings show that this is to be contained 
within the building. A suitable planning condition can be used to secure the full details of the 
storage and through a waste management scheme to prevent any potential adverse impacts 
upon visual amenity or the amenity of those living and working in the area.

Response to consultations

Turning to the representations received it can be noted that the majority of objections cite the 
lack of compliance of the scheme with the masterplan and have been submitted by businesses 
within the SA1 area. In response it can be noted that the principle of the scheme, having regard 
to the relevant policy considerations, has been addressed above.  The concerns raised about 
the scale and design of the building have been addressed in the above paragraphs and during 
the course of the application the overall design of the scheme was amended. Comments have 
been received in relation to the demand for student accommodation suggesting that there is no 
demand for this development. There is no evidence to suggest that there is not a demand for 
the accommodation and the expansion of the existing universities suggests that there is demand 
for new student accommodation. Lack of car parking has been raised as an objection and a full 
consideration of this and other highway considerations has been provided in the above 
paragraphs. 

Conclusion

Having regard to the submitted application it can be considered that whilst the proposed use is 
not one of office use as set out in the Masterplan for SA1 the use does comply with the 
provision of the Swansea Unitary Development Plan in that it provides a comprehensive scheme 
which will integrate with other developments within SA1 including the expansion plans of Trinity 
St Davids. The scheme respects the existing character of the area and is of a high design 
standard which embraces the principles of sustainable development. Concerns relating to the 
lack of car parking spaces is noted, however, it is not considered that the scheme will result in 
harm to highway safety in the area that could justify refusal of the application on the basis of the 
controls that can be imposed on the development. Approval is therefore recommended subject 
to the developers entering into a Section 106 Agreement in relation to future car parking 
management, provision of a planning obligation amounting to £99,000 for specific 
enhancements to the pedestrian and public transport network and subject to a schedule of 
planning conditions to control the development and its form.
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RECOMMENDATION 

APPROVE, subject to the completion of a Section 106 Planning Obligation to prevent 
prospective tenants from owning a car to include the following clauses:

1. Car Parking Management

a. The residents of the development shall be registered students only attending a Swansea 
based educational establishment.

b. The Owner shall not permit any student accommodation unit to be occupied other than by 
persons who prior to the commencement of Occupation have entered into a tenancy 
agreement in writing which contains a tenant's obligation not to keep or use a motorized 
vehicle within one mile of the boundary of the student accommodation (unless otherwise 
permitted within a public car parking facility).

c. The owner shall not permit any student accommodation unit to be occupied or continue to 
be occupied by any person who does not comply with the tenant's obligation.

d. The Owner shall upon written request from the Council produce to the Council evidence 
of the Owner's compliance with the parking restriction.

2. Highway Infrastructure

Financial contributions to the sum of £99,000 to fund:

a. Fabian Way / King's Rd junction.  Relocation of the Fabian Way pedestrian crossing 
phase to a more conventional location to the East side of the junction in order to improve 
pedestrian connectivity.

b. Fabian Way / King's Road junction.  Introduction of bus priority, for buses exiting King's 
Road. Use of pole mounted card reader, to enact priority call for buses serving SA1 in 
order to improve public transport.

c. Amendments to inbound Fabian Way bus lane.  Remove the dedicated bus stage, and 
remodel the island to create a give way arrangement to allow buses to reach the front of 
the queue in order to improve public transport.

d. Eastbank Way / Delhi St: Modifications to triangular island in centre of junction to allow 
vehicles from Second Tawe bridge to progress towards Fabian Way when right turn link 
is full in order to improve public transport.

3. Section 106 Management and Monitoring Fee

Costs incurred against the management of the obligation are based upon 2% of the value of the 
planning obligations = £1980.
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If the Section 106 Obligation is not completed within 3 months of the foregoing resolution then 
delegated powers be given to the Head of Planning and City Regeneration to exercise discretion 
to refuse the application on the grounds of non-compliance with policies AS1,AS6, EV1, EV3 
and HC17 of the City and County of Swansea Unitary Development Plan (November 2008).

and subject to the following conditions:

1 The development hereby permitted shall begin not later than five years from the date of 
this decision.
Reason: To comply with the provisions of Section 91 of the Town and Country Planning 
Act, 1990.

2 The development shall be carried out in accordance with the following approved plans 
and documents: 

Site Location Plan AP100/A, Existing Site Plan AP101/A, Existing Block Plan AP102/A, 
Proposed Site Plan AP103/B, Proposed Lower Ground Floor Plan AP104/F, Proposed 
Ground Floor Plan AP105/H, Proposed First Floor Plan AP106/F, Proposed Second Floor 
Plan AP107/F, Proposed Third Floor Plan AP108/D, Proposed Fourth Floor Plan 
AP109/D, Proposed Fifth Floor Plan AP110/D, Proposed Sixth Floor Plan AP111/D, 
Proposed Seventh Floor Plan AP112/D, Proposed Eight Floor Plan AP113/D, Proposed 
Roof Plan AP114/C, Proposed Roof Plan AP114/C, Elevation A including Context 
AP115/C, Elevation B including Context AP116/C, Elevation C including Context 
AP117/C, Elevation D including Context AP118/D, Sectional Elevation AP120B, Sectional 
Elevation C AP121B, Sectional Elevation D AP122/C, Proposed Block Plan AP123/B, 
Elevation Sectional Detail AP132, Landscape Section AA EDP3244-09B, Landscape 
Masterplan EDP3244-10A, Landscape Section BB EDP3244-10A, Landscape Section 
CC EDP3244-11A, Acoustics Planning Report - Rev 1, received on 17 October 2016. 

Air Quality Assessment Report received 24 August 2016, Design and Access Statement 
Received 27 July 2016 (as amended by DAS Addendum received on 17 October 2016), 
Microclimate Wind Assessment, Planning Statement, Sustainability Appraisal, Travel 
Plan, Transport Statement, Geotechnical Desk Study, Ecological Appraisal Report and 
Drainage and Flood Risk Strategy Report Received 27 July 2016.

Reason: For the avoidance of doubt and to ensure compliance with the approved plans.

3 No development shall take place until the developer has notified the Local Planning 
Authority of the initiation of the development. Such notification shall be in accordance 
with the form set out in Schedule 5A of the Town and Country Planning (Development 
Management Procedure) (Wales) Order 2012 or any order revoking or re-enacting that 
Order.
Reason: To comply with the requirements of Section 71ZB(1) of the Town and Country 
Planning Act 1990 (as amended)
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4 No development shall take place until the developer has displayed a site notice in 
accordance with the form set out in Schedule 5B of the Town and Country Planning 
(Development Management Procedure) (Wales) Order 2012 or any order revoking or re-
enacting that order. The site notice shall be displayed at all times when development is 
carried out. 
Reason: To comply with the requirements of Section 71ZB (2) of the Town and Country 
Planning Act 1990 (as amended).

5 Prior to the development of any superstructure works samples of all external finishes 
together with their precise pattern and distribution on the development shall be submitted 
to and approved in writing by the Local Planning Authority. Composite sample panels 
shall be erected on site for the duration of works and the development shall be completed 
in accordance with the approved details.
Reason: To ensure a proper standard of development and appearance in the interests of 
conserving the amenities and architectural character of the area.

6 Prior to the commencement of any superstructure works, details of the following at a 
scale of 1:10 or other appropriate large scale shall be submitted to and approved in 
writing by the Local Planning Authority:

o Typical window in its opening (including vent and spandrel panel)
o Colonnade (including soffit)
o Parapet
o Inset top floor including cap
o Typical door opening

The development shall be carried out in accordance with the agreed details.

Reason: In the interests of visual amenity

7 Prior to the commencement of development full details of all public realm works, including 
details of the parking for a refuse truck, shall be submitted to and approved in writing by 
the Local Planning Authority. Development shall take place in accordance with the 
approved details.
Reason: In the interests of visual amenity and the character and appearance of the area.

8 Notwithstanding any detail shown on the approved plans, details of all wind mitigation 
measures shall be submitted to and approved in writing by the Local Planning Authority. 
The proposed mitigation measures shall be referenced to a revised wind analysis and 
shall be implemented in accordance with the approved scheme and retained thereafter to 
serve the approved development.
Reason: In the interests of visual amenity and to ensure that the wind mitigation 
measures create an acceptable wind microclimate in and around the development.
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9 Prior to the occupation of the development, a Refuse and Recycling Strategy (including 
the provision of storage facilities within the site) shall be submitted to and approved in 
writing by the Local Planning Authority. The development shall be implemented and 
operated in accordance with the approved Refuse and Recycling Strategy.
Reason: To enable the developer to present a coherent plan for the provision of waste 
management and collection from the site. 

10 Prior to the commencement of development approved by this planning permission (or 
such other date or stage in development as may be agreed in writing with the Local 
Planning Authority), the following components of a scheme to deal with the risks 
associated with contamination of the site shall each be submitted to and approved, in 
writing, by the Local Planning Authority: 
1. A preliminary risk assessment which has identified: 
o  all previous uses 
o potential contaminants associated with those uses 
o a conceptual model of the site indicating sources, pathways and receptors 
o potentially unacceptable risks arising from contamination at the site. 
2. A site investigation scheme, based on (1) to provide information for a detailed 
assessment of the risk to all receptors that may be affected, including those off site. 
3. The site investigation results and the detailed risk assessment (2) and, based on 
these, an options appraisal and remediation strategy giving full details of the remediation 
measures required and how they are to be undertaken. 
4. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in (3) are complete and identifying any requirements 
for longer-term monitoring of pollutant linkages, maintenance and arrangements for 
contingency action. 

Any changes to these components require the express consent of the Local Planning 
Authority. The scheme shall be implemented as approved. 

Reasons: Natural Resources Wales considers that the controlled waters at this site are of 
high environmental sensitivity, being, adjacent to the River Tawe and contamination is 
known/strongly suspected at the site due to its previous industrial uses. 

11 Prior to occupation of any part of the approved development, a verification report 
demonstrating completion of the works set out in the approved remediation strategy and 
the effectiveness of the remediation shall be submitted to and approved, in writing, by the 
Local Planning Authority. The report shall include results of sampling and monitoring 
carried out in accordance with the approved verification plan to demonstrate that the site 
remediation criteria have been met. It shall also include any plan (a "long-term monitoring 
and maintenance plan") for longer-term monitoring of pollutant linkages, maintenance 
and arrangements for contingency action, as identified in the verification plan, and for the 
reporting of this to the Local Planning Authority
Reasons: To demonstrate that the remediation criteria relating to controlled waters have 
been met, and (if necessary) to secure longer-term monitoring of groundwater quality. 
This will ensure that there are no longer remaining unacceptable risks to controlled 
waters following remediation of the site. 
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12 Reports on monitoring, maintenance and any contingency action carried out in 
accordance with a long-term monitoring and maintenance plan shall be submitted to the 
Local Planning Authority as set out in that plan. On completion of the monitoring 
programme a final report demonstrating that all long- term site remediation criteria have 
been met and documenting the decision to cease monitoring shall be submitted to and 
approved in writing by the Local Planning Authority. 
Reasons: To ensure that longer term remediation criteria relating to controlled waters 
have been met. This will ensure that there are no longer remaining unacceptable risks to 
controlled waters following remediation of the site. 

13 No infiltration of surface water drainage into the ground is permitted other than with the 
express written consent of the Local Planning Authority, which may be given for those 
parts of the site where it has been demonstrated that there is no resultant unacceptable 
risk to controlled waters. The development shall be carried out in accordance with the 
approval details. 
Reason: There is an increased potential for pollution from inappropriately located 
infiltration systems such as soakaways, unsealed porous pavement systems or infiltration 
basins.

14 Prior to the commencement of construction works on the application site detailed plans of 
any piling operations to be carried out shall be submitted and approved in writing by the 
Local Planning Authority.  The submitted plans shall contain an assessment of vibration 
with regard to the neighbouring residential premises. Piling or any other foundation 
designs using penetrative methods shall not be permitted other than with the express 
written consent of the Local Planning Authority, which may be given for those parts of the 
site where it has been demonstrated that there is no resultant unacceptable risk to 
groundwater. 
Reason: In order to protect residential amenity and to prevent pollution of controlled 
waters from inappropriate methods of piling. 

15 No development shall commence until the developer has prepared a strategy for the 
comprehensive and integrated drainage of the site showing how surface water and land 
drainage will be dealt with and this has been approved in writing by the Local Planning 
Authority. This scheme shall include details of a sustainable drainage system (SuDS) for 
surface water drainage and/or details of any connections to a surface water drainage 
network. The development shall not be brought into beneficial use until the works have 
been completed in accordance with the approved drainage scheme, and this scheme 
shall be retained thereafter to serve the development.
Reason: To ensure that a satisfactory comprehensive means of drainage is achieved and 
that no adverse impact occurs to the environment and to minimise surface water run-off.

16 Notwithstanding the submitted information provided in the DAS Addendum that confirms 
that PV panels will be concealed on the areas of roof behind the parapets full or the 
provisions of the Town and Country Planning (General Permitted Development) Order 
1995 (as amended) full details of all PV panels and their siting shall be submitted to and 
approved in writing by the Local Planning Authority. The panels shall be retained 
thereafter in their approved position.
Reason: In the interests of visual amenity to ensure that the panels are not a discordant 
feature on the skyline.
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17 No development shall take place until the developer has secured agreement for a written 
scheme of historic environment mitigation which has been submitted to and approved in 
writing by the Local Planning Authority. Thereafter, the programme of work will be fully 
carried out in accordance with the requirements and standards of the written scheme.
Reason: To identify and record any features of archaeological interest discovered during 
the works, in order to mitigate the impact of the works on the archaeological resource.

18 Prior to the commencement of construction works a Construction Pollution Management 
Plan (CPMP), as referred to in the Air Quality Assessment, shall be submitted to and 
approved in writing by the LPA. The CMP shall include the following:
a) Construction programme and timetable
b) Detailed site plans to include indications of temporary site offices/ compounds, 
materials storage areas, proposed compounds, delivery and parking areas etc
c) Traffic scheme (access and egress) in respect of all demolition/construction 
related vehicles;
d) An assessment of construction traffic generation and management in so far as 
public roads are affected, including provisions to keep all public roads free from mud and 
silt;
e) Proposed working hours;
f) Principal Contractor details, which will include a nominated contact for complaints;
g) Details of on site lighting (including mitigation measures) having regard to best 
practicable means (BPM);
h) Details of on site dust mitigation measures having regard to BPM;
i) Details of on site noise mitigation measures having regard to BPM;
j) Details of on site vibration mitigation measures having regard to BPM;
k) Details of waste management arrangements (including any proposed 
crushing/screening operations); 
l) the erection and maintenance of security hoarding including decorative displays 
and facilities for public viewing, where appropriate;
m) wheel washing facilities; and
n) Notification of whether a Control of Pollution Act 1974 (Section 61) Notice to be 
served by Principle Contractor on Local Authority;

The development shall be implemented in accordance with the approved CPMP.

Reason: To enable the developer to present a coherent plan addressing all 
environmental pollution issues likely to impact on the public.

19 Prior to the beneficial use of the development commencing a 'Quantitative assessment of 
NO2 pollutant concentrations at the façade of the proposed development shall be 
undertaken (in line with National Air Quality Objectives) in parallel with the assessment of 
the on-site combustion plant to ensure the combined effects of both pollution sources on 
future residents are fully assessed'.  The assessment shall be submitted to and approved 
by the Local Planning Authority.
Reason: In the interests of amenity having regard to air quality.
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20 Prior to the beneficial use of the development commencing a scheme, which specifies the 
provisions to be made for the control of ventilation and fume extraction shall be submitted 
to and approved by the Local Planning Authority.  Such works that form part of the 
approved scheme shall be completed before the premises are occupied and retained 
thereafter to serve the development.
Reason: In the interests of the amenity of future occupiers.

21 Prior to the beneficial use of the development commencing a scheme, which specifies the 
provisions to be made for any condensing units relating to refrigeration and freezing of 
products shall be submitted to and approved by the Local Planning Authority. Such works 
that form part of the approved scheme shall be completed before the premises are 
occupied.
Reason: In the interests of the amenity of future occupiers.

22 Prior to commencement of the development a scheme shall be submitted to and 
approved in writing by the Local Planning Authority to provide the following:  

All habitable rooms exposed to external road traffic noise in excess of 63 dBA Leq 16 
hour (free field) during the day (07.00 to 23.00hrs) or 57 dBA Leq 8 hour (free field) at 
night (23.00 to 07.00 hours) shall be subject to sound insulation measures.  These 
measures should ensure that all such rooms achieve an internal noise level of 35 dBA 
Leq 16 hour during the day and 30 dBA Leq 8 hour at night as set out in BS 8233:2014 
Guidance on sound insulation and noise reduction for buildings.

The submitted scheme shall ensure that habitable rooms subject to sound insulation 
measures shall be provided with mechanical ventilation units so that future residents can 
keep their windows closed.  No habitable room shall be occupied until the approved 
sound insulation and ventilation measures have been installed in that room.

Reason: To protect the proposed residential use against noise arising from the existing 
traffic use of the area.

23 Prior to the beneficial use of the development a scheme shall be submitted to and 
approved in writing by the Local Planning Authority that adequately restricts the flow of 
sound energy through party walls and floors between the commercial and residential 
class uses within the development. The scheme supplied shall achieve a minimum 
DnT,w - (Ctr) of 50dB for the ceiling/floor between the commercial and residential uses 
and by verified by the appropriate testing methodology upon completion.
Reason: To protect the proposed residential use against noise emanating from the 
commercial activity.

24 Prior to commencement of the development a scheme shall be submitted to and 
approved in writing by the Local Planning Authority to provide the following: All building 
services plant noise shall be designed to achieve a rating level (dBLArTr), that does not 
exceed the representative night time background sound pressure level (LA90,15min)  in 
accordance with BS 4142:2014. Methods for rating and assessing industrial and 
commercial sound.
Reason: To protect the existing and proposed residential uses against noise from 
building services plant.
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25 Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995, (or any Order revoking or amending that Order), Part 24 of 
Schedule 2 shall not apply shall not apply, to the development.
Reason: In the interests of amenity and to prevent unacceptable discordantt features 
within the skyline.

26 Notwithstanding the details submitted as part of the application no development or site 
clearance shall take place until there has been submitted to and approved in writing by 
the Local Planning Authority a fully detailed scheme of landscaping including species, 
spacings and height when planted of all new planting.  
Reason: In the interests of maintaining a suitable scheme of landscaping to protect the 
visual amenity of the area and soften the urban environment.

27 All planting, seeding or turfing comprised in the approved details of landscaping shall be 
carried out in the first planting and seeding seasons following the first beneficial 
occupation of the building(s) or the completion of the development, whichever is the 
sooner; and any trees or plants which within a period of 5 years from the completion of 
the development die, are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of similar size and species.
Reason: In the interests of maintaining a suitable scheme of landscaping to protect the 
visual amenity of the area and soften the urban environment.

28 No vinyls or other obscure glazing shall be applied to the ground floor A3 unit or space 
listed as Ancillary Space on the approved plans in order to provide for visual 
transparency.
Reason: To ensure active, attractive and transparent shopfront and spaces which will 
maintain and enhance vitality at street level and avoid dead frontages.

29 The development shall be carried out in accordance with a travel plan to be submitted to 
and agreed in writing by the Local Planning Authority prior to any beneficial use of the 
development commencing. 
Reason: In the interests of sustainability and to prevent unacceptable highway 
congestion. 

30 Notwithstanding the submitted details the development shall not be occupied until 
facilities for the secure storage of cycles have been provided in accordance with details 
to be submitted to and approved in writing by the Local Planning Authority and they shall 
be retained as approved at all times. 
Reason: In the interests of providing suitable facilities for sustainable transport.

INFORMATIVES

1 The development plan covering the City and County of Swansea is the City and County 
of Swansea Unitary Development Plan. The following policies were relevant to the 
consideration of the application: EV1, EV2, EV3, EV4, EV33, EV35, EV36, EV38, EV40, 
HC1, HC11, HC17, R16, EC1, EC2, EC6, AS1, AS2, AS5, AS6.



PLANNING COMMITTEE – 1ST NOVEMBER 2016
ITEM 6 APPLICATION NO: 2016/1574

WARD: St. Thomas - Bay 
Area

Location: Plots A15 & A16 Land East Of Fabian Way Link SA1 Swansea Waterfront 
Swansea

Proposal: Creation of temporary surface car park and associated access and 
engineering works for a period of 5 years

Applicant: The Welsh Minsters 
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BACKGROUND INFORMATION

RELEVANT PLANNING POLICIES

Swansea Unitary Development Plan

Policy EV1 New development shall accord with a defined set of criteria of good design. 

Policy EV2 The siting of new development shall give preference to the use of previously 
developed land and have regard to the physical character and topography of the 
site and its surroundings.

Policy EV3 Proposals for new development and alterations to and change of use of existing 
buildings will be required to meet defined standards of access.

Policy EV34 Development proposals that may impact upon the water environment will only be 
permitted where it can be demonstrated that they would not pose a significant risk 
to the quality and or quantity of controlled waters .

Policy EV35 Development that would have an adverse impact on the water environment due to:
i) Additional surface water run off leading to a significant risk of flooding on site 

or an increase in flood risk elsewhere; and/or, 
ii) A reduction in the quality of surface water run-off.

Will only be permitted where it can be demonstrated that appropriate alleviating 
measures can be implemented.

Policy EV36 Development and Flood Risk 

Policy EV40 Development proposals will not be permitted that would cause or result in 
significant harm to health, local amenity, natural heritage, the historic environment 
or landscape character because of significant levels of air, noise or light pollution.

Policy EC1 SA1 Strategic Mixed use Site 

Policy EC2 A major redevelopment area identified at SA1 Swansea Waterfront for mixed 
employment and residential development together with supporting leisure, tourism, 
community use and ancillary services  

Policy HC1 Land allocated in SA1 Swansea Waterfront for housing 

Policy AS1 Accessibility - Criteria for assessing location of new development.

Policy AS2 Accessibility - Criteria for assessing design and layout of new development.

Policy AS6 Provision of car parking in accordance with adopted standards.
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Supplementary Planning Guidance:

Port Tawe and Swansea Docks - Supplementary Planning Guidance (12th September  2002).

SA1 Swansea Waterfront Design and Development Framework (August 2004).

Fabian Way Innovation Corridor Masterplan Framework: Working Draft (Oct. 2015)

RELEVANT PLANNING HISTORY

2002/1000 Mixed use development comprising employment (Use Class B1, B2) residential 
(C3), retail (A1), commercial leisure (D2), food and drink (A3), hotel (C1), and 
educational (D1/C3) uses, car parking, associated infrastructure (including new 
highway access and pedestrian overbridge), hard and soft landscaping
Planning permission 19 August, 2003 subject to the completion of a Section 106 
Agreement

2002/0743 Construction of highway infrastructure including cycle ways, footways, drainage 
and service
Planning Permission July, 2002

2008/0996 Variation of Conditions 1 (review of phasing programme), 2 (land use masterplan), 
3 (review of urban design framework), 5 (development capacity), 7 (scale, nature, 
distribution and design of Class A3 and commercial leisure uses), 14 (air quality), 
16 (noise and vibration), 20 (waste management and recycling), 21 (ecology and 
wildlife) and 27 (archaeology) of outline planning permission 2002/1000 granted 
on 19th August 2003)
Planning Permission11 Oct. 2010

2015/1584 Application under Section 73 to vary the Outline Permission for the SA1 Waterfront 
Development to facilitate the implementation of the revised masterplan proposals 
for the 'Swansea Waterfront Innovation Quarter' - principally varying Conditions 1 
(review of phasing programme), 2 (land use masterplan), 3 (review of urban 
design framework), 5 (development capacity), 7 (scale, nature, distribution and 
design of Class A3 and commercial leisure uses), and other conditions to the 
Section 73 application 2008/0996 (granted 11 October. 2010) which previously 
varied the original outline planning permission 2002/1000 (granted 19 August 
2003)
Planning Permission 13 May, 2016 subject to a Section 106 Agreement 

RESPONSE TO CONSULTATIONS

PETITION OF OBJECTION 

The application was advertised in accordance with the Town and Country Planning 
(Development Management Procedure) Order 2012 (as amended) through the display of site 
notices dated 24 August, 2016. A PETITION OF OBJECTION containing 66 signatures and 12 
LETTERS OF OBJECTION have been received making the following points:
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1. The proposal should be rejected in its present form.
2. Use of Plot for temporary car park is not disputed.   
3. Other possible entrances / exits off Langdon Road and Fabian Bay link Road should be 

investigated - single access not suitable.  
4. There should be full resident's consultation and traffic survey.
5. Lamberts Road can already become jammed with cars from the Waterfront Church and 

Parkway Dental car park. 
6. Road is single width around the roundabout. 
7. Ambulances and delivery vehicles often block resident's access to Mariners Court and Llys 

Hafen is often blocked.
8. There is already a serious back up of traffic when office workers leave SA1. 
9. Lamberts Road is unsuitable for further traffic.     

Natural Resources Wales - 
Flood Risk 
The site is located partly within zone B, as defined by the development advice maps referred to 
under TAN 15 Development and Flood Risk (July 2004). We note from the information provided 
that the proposal is for a temporary car park for a period of 5 years, which would be classified as 
a less vulnerable development. 

The flood risk to the site is from tidal inundation and the latest still water tide levels (2008) give a 
0.5% (1:200 year) level of 6.2m AOD and a 0.1% (1:1000 year) level of 6.4m AOD. Our 
recommended lifetime of development for all proposals, other than residential development is to 
use a 75 year lifetime when assessing climate change. This would add approximately 0.73m to 
the tide level figures. However, if the proposed permission for car parking is strictly limited to 5 
years, then this allowance will not be required. 

The Flood Consequences Assessment (FCA) for the original SA1 Development was carried 
out in 2005/6 and as a result the information it contains will now be outdated. Normally this 
would need to be revised, if the proposal was for a more permanent development of the site. 
However, in this instance although not all the required information is available, notably the 
proposed car park level; we would advise that your Authority obtains the car park level and 
compares these with the tidal levels provided in this letter. This is in order to inform your 
decision as to whether flood levels and risk can be acceptably managed to ensure the safety of 
users.
 
Council's Drainage Engineer - no objection subject to car park surfaces being permeable.  

Highway Observations - Sites A15/A16 have been identified (and consented at outline stage) in 
the SA1 Masterplan as being for office use. Thus a certain level of trips would have been 
associated with that office use as parking would have needed to have been accommodated 
within the curtilage.  

The need for a temporary car park has come about as other parking sites have been lost to 
development. The car park is needed to maintain the existing level of provision in SA1. 
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The application form details a temporary car park laid out with spaces for 165 cars which 
includes 10 that are designated as being suitable for blue badge holders. There is also an area 
for motor cycle storage. The car parking layout consists of a mixture of tarmac aisles and 
chipping spaces all clearly defined with drainage facilities. Pedestrian links are also included to 
increase the permeability of the site. 

An existing vehicular access will be re-used so there are no new infrastructure works required to 
implement the plan as shown (off Lamberts Road). However there are level differences to 
contend with and the existing ramp that goes down to the lower level would not be able to be 
accommodated within the proposed layout. The ramp need to be designed to ensure that 
vehicles would not ground either at the top of the ramp or the bottom. These additional details 
can be secured via condition.

Local Concern has been raised about possible problems with overspill parking and obstruction 
being caused for the residents.  Lamberts Road and Langdon Road are currently owned by 
Welsh Government although a Highways Act Section 38 Adoption Agreement is in place with 
Welsh Government. The problem of any potential overspill or illegal parking can be mitigated for 
by the use of TRO'S to prevent stopping at any time. Civil Enforcement could then be used if 
necessary if any contraventions were seen to be evident. Until such time as the adoption is 
completed, the agreement of the land owner would be required to implement any such approved 
scheme.

Comments have also been made about use of the access and possibility of using a new access 
off Langdon Road or Fabian Way Link Road but I consider that the existing as built access is 
acceptable

Given the previous office use assigned to the site under the outline consent for SA1 I consider 
that the use as a temporary car park would not give rise to any highway safety issues subject to 
conditions.

I recommend that no highway objections are raised to the proposal subject to:

1. A scheme of Traffic Regulation Orders to be implemented (at the applicant's expense) in and 
around the site in accordance with details to be submitted for approval to the LPA, prior to 
beneficial use of the car park commencing.

2. Details of the access ramp (from Lamberts Road to the car park level) should be submitted 
for approval to the LPA ensuring that the gradients are such that 'grounding' does not occur for 
accessing/egressing vehicles. The ramp should be double width to allow for cars arriving/leaving 
at the same time to be accommodated without obstruction being caused. This may necessitate 
an amended car park layout.
 
3. The blue badge holder spaces should be laid out in accordance with the current British 
Standard.
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APPRAISAL

The application seeks planning permission for the creation of an additional surface car park and 
associated access at Plots A15 & A16 in SA1 Swansea Waterfront, for a temporary period of 5 
years.  

The site is located immediately to the east of the main SA1 access / gateway roundabout from 
Fabian Way. The site covers an area of 0.57 hectares and is indicated to provide 165 spaces. 
The temporary car park would be accessed from the cul-de-sac of Lamberts Road which 
currently serves the residential apartments of Mariners Court and Llys Hafen, the 'Waterfront' 
Church and the Dental Referral Centre. 

SA1 Masterplan / Development Framework 
As detailed above, outline planning permission was granted in August 2003 for a mixed-use 
development of SA1 Swansea Waterfront, comprising employment (Use Class B1, B2) 
residential (C3), retail (A1), commercial leisure (D2), food and drink (A3), hotel (C1), educational 
(D1/C3) uses, car parking and associated infrastructure. The general land use principles within 
SA1 have therefore been established.

Section 73 application reference 2008/0996 sought permission to vary Conditions 1, 2, 3, 5, 7, 
14, 16, 20, 21, and 27 of outline planning permission 2002/1000. The application was made 
principally to allow changes to the timing of the programme of phasing, for a review of the 
approved Land Use Masterplan and the Design and Development Framework to take place at 
appropriate intervals and also to allow for a revision to be made to the total development 
capacities for SA1 and for the capacity levels to be set by an addendum Environmental 
Statement. Condition 2 of the outline planning permission as varied requires development to 
accord with the SA1 Masterplan presented as Figure A2.1 within the Addendum Environmental 
Statement (April 2010). Any departures from the approved Masterplan are to be considered on 
their merits having specific regard to the provisions of the adopted City & County of Swansea 
Unitary Development Plan Policy EC2 and relevant and related policy.  

More recently, a further Section 73 application has been resolved to be approved 
(ref:2015/1584) to further amend the SA1 permission to incorporate the aspirations of UWTSD 
and in particular, to deliver the 'Swansea Waterfront Innovation Quarter'. The application was 
submitted to vary the conditions to 2002/1000 / 2008/0996 specifically relating to the site 
masterplan and development capacities in as far as it relates to UWTSD owned plots. This 
means there will be effectively two masterplans in operation in SA1. 

Notwithstanding this, the application site is allocated in both approved SA1 Masterplans for an 
Office use (Class B1). This application would therefore depart from the approved SA1 
Masterplan and would not amount to an acceptable permanent use for this site. As a temporary 
permission, however, pending redevelopment of the site the existing use provides valuable 
parking provision to existing SA1 business and is therefore considered acceptable in principle. 
The need for the surface car park is also acknowledged pending the provision of the MSCP on 
plot A9 to serve visitors and existing development at SA1. In addition it is acknowledged that 
parking provision in SA1 helps to prevent or reduce overspill car parking into neighbouring 
residential areas of St Thomas and Port Tennant.
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Further support is given by Policy EC2 of the adopted UDP to the principle of a major 
redevelopment area at SA1 for mixed employment and residential development together with 
supporting leisure, tourism, community uses and ancillary services. Appropriate levels of public 
car parking are clearly required in support of the redevelopment/regeneration of SA1. 

It is indicated in the planning submission, that an important driver for this application is the 
University of Wales Trinity Saint David (UWTSD)'s proposed university development at SA1 
(application no. 2015/1584). The planned Swansea Waterfront Innovation Quarter would 
develop facilities for learning, teaching and applied research as well as social, leisure and 
recreation land uses. As referred to above, the revised SA1 masterplan which accompanied the 
outline planning permission (ref. 2008/0996), identified two multi-storey car parks (MSCP) and 
more recently, the revised masterplan for UWTSD identified the need for a third MSCP, none of 
which has been delivered to date. In addition, the acquisition of land by UWTSD for the 
proposed University campus at SA1, including sites that currently benefit from planning 
permission for parking, would limit car parking provision at SA1. The deficit of parking provision 
would be reduced in the short term by the use of this site for surface car parking, and would also 
help to prevent potential over-spill parking into neighbouring areas including Port Tennant, thus 
avoiding social nuisance. 

SA1 Car Parking Strategy 
The SA1 car parking strategy within the approved Design and Development Framework (Aug. 
2004 - Version 5) is to encourage the majority of car parking to be under buildings (undercroft) 
or concealed in courtyards with limited car parking numbers on individual development plots to 
the minimum necessary for viability with the provision of general public parking on strategically 
located plots. With regard to the latter, the approved SA1 Masterplans (Figure A2.1 under 
ref:2008/0996) identifies two sites for a multi-storey car park (MSCP) and whilst planning 
permission has been granted for a scheme on Plot A9, under reference 2010/0693, this has not 
been implemented. 

The first objective is primarily related to visual amenity and seeks to avoid significant and 
unsightly surface car parking. The second objective reflects new car parking standards for such 
a sustainable location. The third objective is manifested in the allocation within the WG SA1 
Masterplan for two strategically located multi-storey car parks on Plots on A9 and B9 to serve 
developments to the north and south of the Prince of Wales Dock respectively. As indicated, the 
UWTSD Masterplan proposes to retain a MSCP within the vicinity of plot B9 (Peninsula area) 
and also proposes a second MSCP on the south eastern area of Prince of Wales Dock, and 
could therefore result in three MSCP's. The majority of existing developments therefore have 
acceptable/required levels of car parking within those individual developments. For other 
developments, such as the J Shed or other public attracting businesses, public parking is 
required, and is provided by a number of temporary surface car parks. 

As indicated reserved matters approval was granted for the construction of multi storey car park 
(MSCP) on adjacent Plot A9 in July 2011 (planning permission 2010/0693 refers). Importantly 
for the consideration of this application, this approval has not been implemented and the 
permission has now expired (July, 2016). The WG lease agreement with the developer to 
deliver the MSCP has also expired and Welsh Government intend to re-market the site with a 
view to a delivering a 400 - 600 space MSCP on Plot A9. A property development grant may be 
available to support this. 
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The recent permission granted to UWTSD incorporates a parking strategy condition, however, 
WG have stated that they would not be working on a joint strategy with UWTSD. This was 
imposed having regard to the reliance on the temporary surface car parking arrangements 
which will gradually diminish as development of the remaining SA1 plots progress.        

Pending the provision of the multi-storey car parks in SA1, a series of temporary permissions 
have been granted for a number of surface car parks on development sites, prior to their 
development.

o Plot A1 - 94 spaces for a period of 5 years from April 2013 (2013/0291) 
o Plot A11B - 27 spaces for a period of 5 years from April 2013 (2013/0290)
o PlotA14B - 122 spaces for a period of 3 years from April 2013 (2013/0285)
o Plot B13 - 416 spaces for a period of 5 years from April 2013 (2013/0289).
o Plot A7 - 196 spaces for a temporary period of 3 years from May 2014 (2014/0044)
o Plot A9 - 110 spaces for a temporary period of 5 years from Feb. 2016 (2015/2234)
o Plot A17-110 spaces for a temporary period of 5 years from Feb. 2016 (2015/2235).
o Plot B5 / C4 - 50 space for a temporary period of 5 years from Feb. 2016 (2015/2236).  

As indicated an important driver for this application is UWTSD's proposals for the development 
of the SA1 Swansea Waterfront Innovation Quarter, and the development of the UWTSD 
Innovation Quarter (especially on Plot B13) would potentially limit car parking provision at SA1 
and this could be off-set by the use of this site together with the other further temporary surface 
car parks until a MSCP is delivered.    

UDP Policy AS6 states that parking provision to serve development will be assessed against 
adopted maximum parking standards to ensure that proposed schemes provide appropriate 
levels of parking for private cars and service vehicles. The amplification to this policy explains 
that parking charges and the availability of parking spaces are key tools in facilitating a 
reduction in journeys by private car and affecting change in mode choice towards more 
sustainable means of travel. Higher charges for long stay parking in particular are highlighted as 
a crucial element of an integrated approach to encouraging more journeys by public transport, 
walking and cycling. It is acknowledged that this approach needs to be balanced in this area 
with avoiding over spill car parking or high parking charge avoidance which would impact into 
neighbouring residential areas such as St Thomas and Port Tennant.

A further significant issue for this application relates to the strategic vision to develop the multi-
storey car parks at SA1. As explained above, planning permission was granted in July 2011 for 
a 416 space multi-storey car park at Plot A9, but has yet to be implemented and has since 
expired (July, 2016).

The issue of the provision and amount of the surface car parking potentially threatening the 
viability and development of the multi storey car park has previously been considered. 

In this respect it is advised that the financial viability of a MSCP is based on two fundamental 
factors, these being, the price for parking, and secondly that there is a critical mass of people on 
the SA1 development requiring car parking spaces. 
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The potential impact on delivering the strategically located multi-storey car park at Plot A9 is a 
significant material consideration in this instance. An application which would jeopardise this 
long standing master-planning requirement would run contrary to UDP Policy EC2 which seeks 
to ensure that development at SA1 is comprehensive in land use and urban design terms, with 
the aim of achieving a suitably integrated mix of land uses, rather than a disjointed collection of 
unrelated development. It would also conflict with the approved Design and Development 
Framework for SA1 and the strategic land use and sustainable transport vision for SA1. This is 
sufficient in its own right to warrant a recommendation of refusal. However, as set out in Welsh 
Government Circular 016/2014 and PPW, conditions on a planning permission can enable many 
development proposals to proceed where it would otherwise be necessary to refuse planning 
permission. Notwithstanding therefore that a surface car park would not be acceptable as a long 
term solution on visual amenity grounds, it is in principle possible to resolve the viability concern 
by way of a condition requiring the use to cease upon operation of the multi-storey car park. 
This is consistent with the existing temporary planning permissions granted within SA1 referred 
to above

Visual Impact
In considering the details of the scheme, Policy EV1 of the UDP requires new development to 
accord with 11 specified objectives of good design whilst Policy EV2 addresses the siting and 
location of new development and gives preference to the use of previously developed land over 
greenfield sites, having regard to the physical character and topography of the site and its 
surroundings. UDP Policy EV4 states that where development and ancillary features impact on 
the public realm designs should ensure that schemes integrate with areas to produce spaces 
and sequences that result in quality townscape and building frontages that actively engage with 
the public.

As noted above, as a permanent feature to this key site, the proposal would not be acceptable 
as a permanent proposal. However, as a temporary use and having regard to the interim 
benefits, it is not considered that the proposal would unacceptably conflict with UDP Policies 
EV1, EV2 and EV4. To minimise the duration of any impact, a condition is considered necessary 
to limit any planning permission granted to 5 years. 

As stated above, Policy EV1 of the UDP requires new development to accord with 11 specified 
objectives of good design. Criteria (iii) is that the development should not result in a significant 
detrimental impact on local amenity in terms of visual impact, loss of light or privacy, disturbance 
and traffic movements. Having regard to its mixed use context, the separation to the nearest 
existing or proposed residential unit and the temporary nature of the car park, it is not 
considered that the proposal would unacceptably impact on the amenities of residents living in 
SA1 or St Thomas, so as to conflict with UDP Policy EV1(iii).

Highway Access 
As indicated above, Plots A15/A16 have been allocated, as identified in the SA1 Masterplan, for 
office use with buildings of three to four storeys in height, and in accordance with the SA1 
parking strategy, the Masterplan indicates the provision of on-site car parking either under 
buildings (undercroft) or within a courtyard and indicates a single access from Lamberts Road. It 
can therefore safely be assumed that the office use would generate a certain level of associated 
traffic generation.   
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It is proposed for vehicular access to the car park to be obtained from Lamberts Road which will 
obviate the need to create new infrastructure works. However the levels across the existing site 
are below those of the existing access, and the existing informal ramp into the site that goes 
down to the lower level would not be able to be accommodated within the proposed layout. The 
ramp need to be designed to ensure that vehicles would not ground either at the top of the ramp 
or the bottom. These additional details can be secured via condition.

Local residents have expressed concerns about existing parking congestion issues in Lamberts 
Road caused by overspill parking obstructing the highway.   Lamberts Road and Langdon Road 
are currently owned by Welsh Government although a Highways Act Section 38 Adoption 
Agreement is in place with Welsh Government. The problem of any potential overspill or illegal 
parking can be mitigated for by the use of TRO'S to prevent stopping at any time. Civil 
Enforcement could then be used if necessary if any contraventions were seen to be evident. 
Until such time as the adoption is completed, the agreement of the landowner would be required 
to implement any such approved scheme. In this respect, Welsh Government have indicated 
they would support the implementation of a TRO and that any enforcement (prior to adoption) 
would be carried out by the current SA1 car parking operator.  

The local residents have also made comments that the temporary car park should incorporate a 
second access directly off Langdon Road or the Fabian Way Link Road, however, the general 
SA1 highway strategy is to restrict the number of vehicular access points off the central spine 
road (Langdon Road) and in this respect, the Head of Transportation considers the existing road 
layout / proposed access to be acceptable. 

Having regard to its allocated use for offices within the SA1 Masterplan, it is considered that the 
temporary use of the car park would not give rise to any highway safety issues subject to the 
implementation of planning conditions referred to above. Pending the provision of MSCP's at 
SA1, there is a requirement for surface parking to serve the SA1 Developments in the short 
term, and therefore no highway objections are raised to the proposal subject to a condition 
requiring the use to cease upon beneficial use of the proposed multi storey car park 
commencing, or the expiration of the five year period, whichever is the sooner.

Flood Risk 
NRW have advised that the site is located partly within zone B, as defined by the development 
advice maps referred to under TAN 15 Development and Flood Risk (July 2004). To support the 
application, a Flood Consequences Assessment (FCA) has been submitted. This FCA, prepared 
by White Young Green (project no. A011960, issue 4) is dated June 2006. This is now 
considered to be out of date. The flood risk to the site is from tidal inundation and the latest still 
water tide levels (2008) give a 0.5% (1:200 year) level of 6.2m AOD and a 0.1% (1:1000 year) 
level of 6.4m AOD. NRW recommended lifetime of development for all proposals other than 
residential development is to use a 75 year lifetime when assessing climate change which would 
add approximately 0.73m to the tide level figures. The submitted car park levels range from 
8.976 - 10.101m AOD, which are above the flood risk levels for SA1 and it is not considered that 
the proposal would result in conflict with the provisions of UDP Policy EV36, which relates to 
development and flood risk. 
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Drainage
The SA1 FCA indicates that surface water run-off can discharge directly to either the Prince of 
Wales Dock (POWD) or the River Tawe without attenuation. The existing adoptable surface 
water drainage system outfalls into the POWD at a number of locations. The surface car park 
would comprise of tarmacadam aisles with gravelled parking bays and the submitted site layout 
plan indicates that surface water will run into an infiltration drain, and would satisfy the 
requirement for the site to be permeably drained.  

Conclusion
In conclusion, whilst it is not considered that a surface car park would be appropriate at this site 
as a permanent facility, as a temporary measure pending redevelopment of the site it is 
considered that the proposal provides important car parking facilities for SA1 that is acceptable 
in visual terms and would not unacceptably impact on existing levels of amenity. 

There are considered to be no additional issues arising from the provisions of the Human Rights 
Act and approval is therefore recommended.

RECOMMENDATION

APPROVE, subject to the following conditions:

1 Notwithstanding the provisions of Section 91 of the Town and Country Planning Act 1990 
and the Town and Country Planning (General Permitted Development) Order 1995, this 
permission is for a maximum period of 5 years only, expiring upon beneficial use of a 
multi-storey car park within the SA1 Swansea Waterfront commencing or 5 years from 
the date of this decision notice, whichever is the sooner. Thereafter the use shall cease 
and any works carried out under this permission shall be removed and the land reinstated 
in accordance with a scheme to be agreed in writing with the Local Planning Authority.
Reason: To permit reconsideration in the light of circumstances then prevailing in terms 
of the deliverability of a multi storey car park and in the interests of highway safety.

2 The development shall be carried out in accordance with the following approved plans 
and documents: [drg. No. 2005 - Location Plan, 2006 - application plan, 2003 - car park 
layout, 2004 - car park details, Planning Statement received 8 August, 2016). 
Reason: To define the extent of the permission granted

3 The access ramp (from Lamberts Road to the car park level) shall be completed before 
the car park is brought into beneficial use in accordance with details to be submitted to 
and approved by the Local Planning Authority. The ramp must be designed with a 
gradient to ensure that 'grounding' of accessing/egressing vehicles does not occur and 
must be double width to allow for cars arriving/leaving at the same time to be 
accommodated without obstruction being caused.
Reason: In the interests of highway safety.

4 A scheme of Traffic Regulation Orders to be implemented (at the applicant's expense) in 
and around the site in accordance with details to be submitted for approval to the Local 
Planning Authority, prior to beneficial use of the car park commencing.
Reason: In order to prevent on street parking congestion within Lamberts Road. 
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5 The blue badge holder spaces should be laid out in accordance with the current British 
Standard.
Reason: To ensure the car parking are laid out to an accessible standard. 

INFORMATIVES

1 The development plan covering the City and County of Swansea is the City and County 
of Swansea Unitary Development Plan. The following policies were relevant to the 
consideration of the application: (EV1, EV2, EV4, EC2 & AS6).
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WARD: Uplands - Bay Area
Location: 8 Alexandra Terrace Brynmill Swansea SA2 0DU
Proposal: Change of use from residential (Class C3) to HMO for up to 6 people 

(Class C4)
Applicant: Mr Michael Hooper 
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BACKGROUND INFORMATION 

POLICIES
UDP - AS6 - Parking/Accessibility 
Provision of car parking in accordance with adopted standards. (City & County of Swansea 
Unitary Development Plan 2008)

UDP - EV1 - Design 
New development shall accord with a defined set of criteria of good design. (City & County of 
Swansea Unitary Development Plan 2008).

UDP - HC5 - Houses in Multiple Occupation 
Proposals for the conversion of dwelling or non-residential properties to HMO's will be permitted 
subject to a set of defined criteria including the effect upon residential amenity; harmful 
concentration or intensification of HMO's in an area, effect upon the external appearance of the 
property and the locality; effect on local car parking and highway safety; and adequate refuse 
storage arrangements. (City & County of Swansea Unitary Development Plan 2008)

SITE HISTORY
App Number Proposal Status Decision Date  

2016/1714 Change of use from residential 
(Class C3) to HMO for up to 6 
people (Class C4)

PDE
 

2016/0873 Change of use from residential 
(Class C3) to HMO for up to six 
people (Class C4)

REF 11.08.2016

RESPONSE TO CONSULTATIONS

Neighbours: The application was advertised in accordance with the Town and Country Planning 
(Development Management Procedure) Order 2012 (as amended) through the display of a site 
notice dated 7th September 2016. In addition to this all adjoining properties and previous 
objectors were individually consulted. A PETITION OF OBJECTION containing 31 signatures 
and 3 INDIVIDUAL LETTERS OF OBJECTION were received which raised the following 
concerns:

1. Over-density of HMOs in the area.
2. Parking issues.
3. Increase in refuse.
4. Impact on residential amenity and quality of life.
5. Access for buses.
6. Devaluation of the area.
7. Vacant during the Summer.
8. Unbalanced community already.
9. Noise and disturbance associated with HMOs.
10. Defer decision until an SPG is in place.
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11. Proposed parking space unacceptable.
12. Removal of wall will create security risk.

Highways: No comment.

APPRAISAL

This application is reported to Committee for decision at the request of Councillors Peter May 
and Nick Davies and due to the fact petitions in excess of 31 signatures have been received 
objecting to the proposal.

Description

Full planning permission is sought for the change of use from residential dwelling (Class C3) to 
HMO for 6 people (Class C4) at No 8 Alexandra Terrace, Swansea.

The application property forms one of a row of terraced two storey properties which is situated 
within the Brynmill area of Swansea. No external alterations are proposed and as such the 
proposal will have no impact upon visual amenity. This issue is not addressed further in my 
report.

Site History

Planning permission was refused by Committee contrary to Officer recommendation under Ref: 
2016/0873 for the change of use from residential dwelling (Class C3) to HMO for 6 people 
(Class C4), for the following reasons:

1. The proposal, in combination with existing Houses in Multiple Occupation (HMOs) within 
Alexandra Terrace will result in a harmful concentration and intensification of HMOs in 
the street and wider area. This cumulative impact will result in damage to the character of 
the area and social cohesion with higher levels of transient residents and fewer long term 
households and established families. Such impact will lead in the long term to 
communities which are not balanced and self-sustaining. As a result the proposal is 
contrary to Policy HC5 criterion (ii) of the Swansea Unitary Development Plan (2008) and 
the National Policy aims set out in Planning Policy Wales (Edition 8 January 2016) of 
creating sustainable and inclusive mixed communities.

2. Insufficient information has been provided to demonstrate that additional off-street car 
parking provision can be provided within the site curtilage to serve the use of the property 
as a HMO. Accordingly the proposal, for up to 6 residents, would increase the demand 
for on-street parking in an already congested area and as such would be detrimental to 
the existing residents / car owners and the free flow of traffic, contrary to the 
requirements of Policy HC5 criterion (iv) and Policy AS6 of the Swansea Unitary 
Development Plan (2008).  

An appeal is currently under consideration by the Planning Inspectorate. In order to try and 
address the Members concerns the proposal incorporates a parking layout for 2 off street 
parking spaces.
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Main Issues

The main issues for consideration during the determination of this application relate to the 
principle of this form of use at this location and the resultant impact of the use and the 
development upon the residential amenities of the area and highway safety having regard for 
the provisions of the Swansea Unitary Development Plan (UDP) and the Supplementary 
Planning Guidance document entitled 'Swansea Parking Standards' and the site history.

Principle of Use

Up until March 2016 planning permission was not required for the use of a property as a HMO 
for up to 6 people and as such there has been historically a large concentration of HMO 
properties in Uplands which has happened predominately without planning permission being 
required. 

Following concerns raised by Local Authorities throughout Wales in respect of areas with a high 
concentration of HMOs an amendment to the Use Class Order was made introducing a 
separate C4 use for HMO properties with more than 2 people living in them. The amendment 
was made in order to safeguard the confidence of residents in areas with large numbers of 
HMOs, while at the same time protecting the rights of those people living in them. 
 
It is acknowledged that large concentrations of HMOs can bring their own problems to local 
areas, however Swansea Local Authority has not produced any evidence or Supplementary 
Planning Guidance as of yet to quantify the harm caused by the concentration of these types of 
uses.

Policy HC7 of the Swansea UDP allows for appropriate forms of extensions to domestic 
properties subject to compliance with the set criteria. 

Policy HC5 of the Swansea UDP supports the conversion of dwellings to HMOs subject to 
compliance with the set criteria:

(i) There would be no significant adverse effect upon residential amenity by virtue of noise, 
nuisance and/or other disturbance

(ii) The development would not contribute to harmful concentration or intensification of 
HMOs in a particular area

(iii) There would be no adverse effect upon the external appearance of the property and 
the character of the locality,

(iv) There would be no significant adverse effect on local car parking and highway safety, 
and

(v) Appropriate refuse storage arrangements can be provided

The criteria of the above is addressed below:
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Would the proposal result in a significant adverse effect upon residential amenity by virtue of 
noise, nuisance and/or other disturbance?

On the basis of the information provided, the proposal will result in the creation of 4 bedroom 
HMO to serve up to 6 people. A family could occupy this property under the extant lawful use of 
the premises and as such it is not considered that the use of the premises for up to 6 people as 
a HMO would result in an unacceptable intensification of the use of the building over and above 
what could be experienced which could warrant the refusal of this application. 

As such the proposed use will not result in unacceptable noise and disturbance which could 
reasonably warrant the refusal of this application. The proposal is considered to respect 
residential amenity in compliance with the provisions of Policies EV1, EV40 and HC5 of the 
Swansea UDP.

Would the development contribute to a harmful concentration or intensification of HMOs in a 
particular area?

In 2015 the Welsh Government commissioned a study into the impact of houses in multiple 
accommodation (HMOs) concentrations on local communities in certain areas across Wales. 
 
The Welsh Government identified that HMOs make an important contribution to the provision of 
housing for those unable to buy or rent smaller accommodation but the study revealed  common 
problems associated with high concentrations of HMOs including damage to social cohesion, 
difficult access to the area for owner occupiers and first time buyers, increases in anti-social 
behaviour, noise, burglary and other crime, reduction in the quality of the local environment, a 
change in the character of the area, increased pressure on parking and a reduction in provision 
of community facilities for families and children, in particular pressure on schools through falling 
rolls. The research recommended that the definition of a HMO be changed and that the Town 
and Country Planning (Use Classes) Order 1987 be amended to give Local Authorities the 
power to manage the development of HMOs with fewer than seven residents, which previously 
would not have required planning permission.

Following on from the change in legislation the Welsh Government published a document 
entitled 'Houses in Multiple Occupation Practice Guidance (February 2016) HMOs. Within this it 
is identified that HMOs provide a source of accommodation for certain groups which include 
students temporarily resident and individuals and/or small households unable to afford self-
contained accommodation. It further identifies the concerns, as set above, that were raised in 
the study into HMOs as well as setting out good practice measures in relation to the 
management of HMOs.

It is evident from visiting the site and viewing the Councils own records that there is a high level 
of multiple occupation in Alexandra Terrace. The street comprises of rows of terraced two storey 
properties. Alexandra Terrace runs vertically northwest to southeast and intersected horizontally 
by Rhyddings Terrace to the north and Park Place. Using evidence held by our Environmental 
Health Department as of the 17th October 2016 there are currently 24 HMO licenses active 
between No's 1 and 70 Alexandra Terrace (57 properties)  which is approximately 42% of 
dwellings within this road. The approval of this application would take the % of properties within 
the road operating with a HMO license to 44%.
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It is clear that approval of the application would result in the addition of a further HMO into a 
ward area that already comprises a concentration of HMOs, however whilst this is the case 
there is no empirical evidence that leads conclusively to the conclusion that approval of this 
additional HMO would result in a harmful concentration or intensification of HMOs in this area or 
street. 

In the absence of a percentage or other similar calculation based approach it is difficult to 
determine what number of HMOs in an area would constitute a 'harmful concentration'. As such 
whilst this application will result in further concentration of HMOs it cannot be regarded that this 
is a harmful concentration such that it complies with the aims of this criterion.

There would be no significant adverse effect on local car parking and highway safety,

No comment has been received by the Councils Highways Officer, however, it is acknowledged 
that the highways officer previously raised no objection to the previous application subject to a 
condition requiring the provision of one off street parking space. The proposal indicates that 2 
off street parking spaces can be provided to the rear of the property. Residents parking is also in 
operation and this will be unaffected as the dwelling will only remain eligible for two parking 
permits. There is a small rear area where cycle parking is also indicated to be provided.  A 
condition can be added to ensure the provision of cycle parking as an alternative means of 
sustainable transport is provided.
 
The site is in a sustainable location and is well served by public transport and local amenities as 
well as being located within walking distance of Swansea University.

Therefore subject to an appropriately worded condition the proposal if anything will provide off 
street parking which could help reduce parking demand in and around the area. As such the 
proposal is considered to have less of an impact on highway safety and parking than the 
existing extant use of the property in compliance with the provisions of Policies EV1, HC5 and 
AS6.

Appropriate refuse storage arrangements can be provided

The site has a large enough rear garden to accommodate refuse bins and as such it is 
reasonable to suggest these could be provided and agreed via an appropriately worded 
condition.

Response to Consultations

Notwithstanding the above a petition of 31 objectors and 3 individual letters of objection were 
received which raised concerns relating to the impact of the proposal upon the number of HMOs 
in the area, parking, access, social cohesion, residential amenity, impact on character of an 
area. The issues pertaining to which have been addressed above.

Concern has been raised with respect noise and litter issues associated with HMO properties, 
however this is a matter covered under Environmental Health Legislation and not something 
which could be taken into account during the consideration of this planning application.
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Conclusion

Whilst the previous committee decision for refusal is acknowledged, the provision of an 
additional HMO at this location is considered acceptable in principle, as the Local Planning 
Authority has no evidence to suggest that the use of this property as a HMO would result in a 
harmful concentration of HMOs within this area. As such the development is considered an 
acceptable form of development which respects visual amenity, residential amenity and highway 
safety in accordance with the provisions of Policies EV1, AS1, AS6 and HC5 of the Swansea 
UDP and the Supplementary Planning Guidance document entitled 'Swansea Parking 
Standards'. Approval is recommended.

RECOMMENDATION

APPROVE, subject to the following conditions:

1 The development hereby permitted shall begin not later than five years from the date of 
this decision.
Reason: To comply with the provisions of Section 91 of the Town and Country Planning 
Act, 1990.

2 The development shall be carried out in accordance with the following approved plans 
and documents: Block Plan and Site Location Plan received 26th August 2016.
Reason: For the avoidance of doubt and to ensure compliance with the approved plans.

3 Prior to the proposal being brought into beneficial use the proposed parking spaces shall 
be implemented in accordance with the 'Block Plan' received on the 26th August 2016. 
The parking spaces shall be retained for parking in association with the use in perpetuity.
Reason: To ensure adequate off street parking spaces are provided to serve the 
development.

4 Details of facilities for the secure and undercover storage of six cycles and refuse 
facilities shall be submitted to and approved in writing by the Local Planning Authority. 
Reason: The approved details shall be implemented prior to the beneficial use of the 
development and shall thereafter be retained for the approved use and not used for any 
other purpose.

INFORMATIVES

1 The development plan covering the City and County of Swansea is the City and County 
of Swansea Unitary Development Plan. The following policies were relevant to the 
consideration of the application: EV1, HC5 and AS6.

2 This consent is issued without prejudice to any other consents or easements that may be 
required in connection with the proposed development.

NOT TO SCALE – FOR 
REFERENCE

© Crown Copyright and 
database right 2014:

Ordnance Survey 100023509



PLANNING COMMITTEE – 1ST NOVEMBER 2016
ITEM 8 APPLICATION NO: 2016/1688

WARD: Uplands - Bay Area
Location: 57 St Helens Avenue, Swansea, SA1 4NF
Proposal: Change of use from residential dwelling (Class C3) to HMO for 6 people 

(Class C4), three storey rear extension and removal of front dormer 
window and replacement with velux type window

Applicant: Mr Marc Beresford 
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BACKGROUND INFORMATION 

POLICIES
UDP - AS6 - Parking/Accessibility 
Provision of car parking in accordance with adopted standards. (City & County of Swansea 
Unitary Development Plan 2008)

UDP - EV1 - Design 
New development shall accord with a defined set of criteria of good design. (City & County of 
Swansea Unitary Development Plan 2008).

UDP - HC5 - Houses in Multiple Occupation 
Proposals for the conversion of dwelling or non-residential properties to HMO's will be permitted 
subject to a set of defined criteria including the effect upon residential amenity; harmful 
concentration or intensification of HMO's in an area, effect upon the external appearance of the 
property and the locality; effect on local car parking and highway safety; and adequate refuse 
storage arrangements. (City & County of Swansea Unitary Development Plan 2008)

SITE HISTORY
App Number Proposal Status Decision Date 

2016/1688 Change of use from residential 
dwelling (Class C3) to HMO for 6 
people (Class C4), three storey 
rear extension and removal of 
front dormer window and 
replacement with velux type 
window

PDE
 

2016/1248 Change of use from residential 
dwelling (Class C3) to HMO for 7 
people, four storey rear 
extension and removal of front 
dormer window and replacement 
with velux type window

REF 09.08.2016

RESPONSE TO CONSULTATIONS:

Neighbours: The application was advertised in accordance with the Town and Country Planning 
(Development Management Procedure) Order 2012 (as amended) through the display of a site 
notice dated 6th September 2016. In addition to this all adjoining properties were individually 
consulted. TWO PETITIONS OF OBJECTION were received one containing 13 and the other 
40 signatures which raised the following concerns:

1. Over-density of HMOs in the area.
2. Parking issues.
3. Increase in refuse.
4. Impact on residential amenity and quality of life.
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Highways: The current Parking Standards allow for upto six people in a property without the 
need for any additional parking. Prior to the introduction of the C4 Classification (for between 3 
and 6 persons) in March 2016 upto six people could share without the need for planning 
permission.

Given that the parking standards do not reflect the new use class C4 and based on recent 
appeal decisions I do not consider that a refusal from highways could be justified at appeal 
despite my ongoing concerns regarding the cumulative impact of increasing sizes of HMO's in 
the area.

As part of the HMO SPG currently being drafted a review of the existing parking standards 
which specifically relate to HMO's and purpose built student accommodation will be included. 
This should be in place by March 2017and will take into account data specific to Swansea and 
not generic information for Wales as a whole. In the interim the existing SPG on parking is the 
relevant document that any Inspector would use in a Planning appeal situation.

This application is for a change of use from C3 to C4 (For 6 persons) hence it is still below the 
six person threshold.

No dedicated car parking is available for use by the dwelling.

Residents parking is in operation but there is no impact on residents parking in the area as there 
are no new units being created. The dwelling will remain eligible for two permits as it currently 
the case.

There is a rear yard area where cycle parking could be provided to mitigate for the lack of car 
parking facilities. 

On that basis I recommend that no highway objections are raised to the proposal subject to:
1. The dwelling being used by no more than 6 persons in the interest of highway safety.
2. Cycle Parking to be provided in accordance with details to be submitted for approval to the 
LPA, to mitigate for the lack of car parking availability.

APPRAISAL

This application is reported to Committee for decision at the request of Councillor Nick Davies 
and due to the fact petitions in excess of 43 signatures have been received objecting to the 
proposal.

Description

Full planning permission is sought for the change of use from residential dwelling (Class C3) to 
HMO for 6 people, three storey rear extension and removal of front dormer window and 
replacement with velux type window at No 57 St Helens Avenue, Swansea.

The proposal seeks to provide 2 bedrooms and bathroom at lower ground floor level, bedroom, 
sitting area and kitchen/dining room at ground floor level, 2 bedrooms and bathroom at 1st floor 
level and 1 bedroom and bathroom at 2nd floor level.
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The extension will facilitate the provision of the additional accommodation proposed by this 
development and will involve the creation of a modest 3 storey extension which measures 
approximately 4m in depth 4.6m in width and 8.8m to eave height. 

Site History

Planning permission was previous refused under Ref: 2016/1248 for the change of use from 
residential dwelling (Class C3) to HMO for 7 people, four storey rear extension and removal of 
front dormer window and replacement with velux type window for the following reason:

1. The proposed rear extension by virtue of its design and projection into the roof space 
would result in the introduction of an incongruous form of development which is at odds 
with the character and appearance of the existing dwelling and will compromise the roof 
form contrary to the provisions of Policies EV1 and HC7 of the Swansea UDP.

In order to address the above reason for refusal the fourth storey element of the rear extension 
has been removed and the number of bedrooms reduced from 7 to 6.

Main Issues

The main issues for consideration during the determination of this application relate to the 
principle of this form of use at this location and the resultant impact of the use and the 
development upon the residential amenities of the area and highway safety having regard for 
the provisions of the Swansea Unitary Development Plan (UDP) and the Supplementary 
Planning Guidance document entitled 'Swansea Parking Standards' and the site history.

Principle of Use

Up until March 2016 planning permission was not required for the use of a property as a HMO 
for up to 6 people and as such there has been historically a large concentration of HMO 
properties in Uplands which has happened predominately without planning permission being 
required. 

Following concerns raised by Local Authorities throughout Wales in respect of areas with a high 
concentration of HMOs an amendment to the Use Class Order was made introducing a 
separate C4 use for HMO properties with more than 2 people living in them. The amendment 
was made in order to safeguard the confidence of residents in areas with large numbers of 
HMOs, while at the same time protecting the rights of those people living in them. 
 
It is acknowledged that large concentrations of HMOs can bring their own problems to local 
areas, however Swansea Local Authority has not produced any evidence or Supplementary 
Planning Guidance as of yet to quantify the harm caused by the concentration of these types of 
uses.

Policy HC7 of the Swansea UDP allows for appropriate forms of extensions to domestic 
properties subject to compliance with the set criteria. 
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Policy HC5 of the Swansea UDP supports the conversion of dwellings to HMOs subject to 
compliance with the set criteria:

(i) There would be no significant adverse effect upon residential amenity by virtue of noise, 
nuisance and/or other disturbance

(ii) The development would not contribute to harmful concentration or intensification of 
HMOs in a particular area

(iii) There would be no adverse effect upon the external appearance of the property and the 
character of the locality,

(iv) There would be no significant adverse effect on local car parking and highway safety, and

(v) Appropriate refuse storage arrangements can be provided

The criteria of the above is addressed below:

Would the proposal result in a significant adverse effect upon residential amenity by virtue of 
noise, nuisance and/or other disturbance?

On the basis of the information provided, the proposal will result in an increase in the number of 
bedrooms from 3 to 6, however two of the existing communal rooms could be converted to 
bedrooms to make the property a 5 bedroom house relatively easily. A large family could occupy 
this large four storey property under the extant lawful use of the premises and as such it is not 
considered that the use of the premises for up to 6 people as a HMO would result in an 
unacceptable intensification of the use of the building over and above what could be 
experienced which could warrant the refusal of this application. 

As such the proposed use will not result in unacceptable noise and disturbance which could 
reasonably warrant the refusal of this application. The proposal is considered to respect 
residential amenity in compliance with the provisions of Policies EV1, EV40 and HC5 of the 
Swansea UDP.

Would the development contribute to a harmful concentration or intensification of HMOs in a 
particular area?

In 2015 the Welsh Government commissioned a study into the impact of houses in multiple 
accommodation (HMOs) concentrations on local communities in certain areas across Wales. 
 
The Welsh Government identified that HMOs make an important contribution to the provision of 
housing for those unable to buy or rent smaller accommodation but the study revealed  common 
problems associated with high concentrations of HMOs including damage to social cohesion, 
difficult access to the area for owner occupiers and first time buyers, increases in anti-social 
behaviour, noise, burglary and other crime, reduction in the quality of the local environment, a 
change in the character of the area, increased pressure on parking and a reduction in provision 
of community facilities for families and children, in particular pressure on schools through falling 
rolls. 
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The research recommended that the definition of a HMO be changed and that the Town and 
Country Planning (Use Classes) Order 1987 be amended to give Local Authorities the power to 
manage the development of HMOs with fewer than seven residents, which previously would not 
have required planning permission.

Following on from the change in legislation the Welsh Government published a document 
entitled 'Houses in Multiple Occupation Practice Guidance (February 2016) HMOs. Within this it 
is identified that HMOs provide a source of accommodation for certain groups which include 
students temporarily resident and individuals and/or small households unable to afford self-
contained accommodation. It further identifies the concerns, as set above, that were raised in 
the study into HMOs as well as setting out good practice measures in relation to the 
management of HMOs.

It is evident from visiting the site and viewing the Councils own records that there is a very high 
level of properties in multiple occupation along St Helens Avenue. The street comprises of rows 
of terraced two storey properties (some of which have additional basement levels and 
accommodation in the roof space). St Helens Avenue runs horizontally southwest to north east 
and intersected vertically by Gorse Lane, Francis Street, St Helens Crescent and Catherine 
Street. Using evidence held by our Environmental Health Department there are currently 86 
HMO licenses active (as of the 20th October 2016) between No's 1 and 211 St Helens Avenue 
(approximately 213 properties on this road) which is approximately 40% of dwellings within this 
road. The approval of this application would take the number of HMOs within the street to 87 
which is approximately 41% of the properties on the road.

It is clear that approval of the application would result in the addition of a further HMO into a 
ward area that already comprises a concentration of HMOs, however whilst this is the case 
there is no empirical evidence that leads conclusively to the conclusion that approval of this 
additional HMO would result in a harmful concentration or intensification of HMOs in this area or 
street. 

In the absence of a percentage or other similar calculation based approach it is difficult to 
determine what number of HMOs in an area would constitute a 'harmful concentration'. As such 
whilst this application will result in further concentration of HMOs it cannot be regarded that this 
is a harmful concentration such that it complies with the aims of this criterion.

There would be no significant adverse effect on local car parking and highway safety,

Having consulted the Head of Transportation and Engineering it is acknowledged that the 
current Parking Standards allow for upto six people in a property without the need for any 
additional parking. Prior to the introduction of the C4 Classification (for between 3 and 6 
persons) in March 2016 upto six people could share without the need for planning permission.

The proposal states that no dedicated parking is available for use by the residents and as such 
all parking will have to take place on street as is currently the case. Residents parking is in 
operation and this will be unaffected as the dwelling will only remain eligible for two parking 
permits. There is a small rear area where cycle parking could be provided and this will help to 
mitigate for the lack of car parking availability.  A condition can be added to ensure the provision 
of cycle parking as an alternative means of sustainable transport is provided.
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The site is in a sustainable location and is well served by public transport and local amenities as 
well as being located within walking distance of Swansea University.

Therefore subject to an appropriately worded condition the proposal is not considered to have 
any greater impact on highway safety or parking over and above the existing extant use of the 
property in compliance with the provisions of Policies EV1, HC5 and AS6.

Appropriate refuse storage arrangements can be provided

The site has a large enough rear garden to accommodate refuse bins and as such it is 
reasonable to suggest these could be provided and agreed via an appropriately worded 
condition.

Visual Amenity

In order to facilitate the provision of the additional accommodation the proposal will involve the 
removal of the front dormer window and its replacement with a rooflight which is considered 
minor and acceptable in visual terms and the erection of a large three storey rear extension. As 
stated above the rear extension has been reduced in size from what was previously refused and 
the proposal now omits the 4th floor accommodation and  is now considered proportionate to 
and in-keeping with the character and appearance of the host property. As such the proposed 
rear extension is considered an acceptable addition which complements the design and 
character and appearance of the existing property in compliance with the provisions of Policies 
EV1 and HC7 of the Swansea UDP and the Supplementary Planning Guidance document 
entitled A Design Guide for Householder Development.

Residential Amenity

Turning to the impact on residential amenity, whilst it is acknowledged that the development is 
not technically a householder proposal, the property will be in residential use and so the design 
of the extension should have regard to best practice guidance. With this in mind, the 
Supplementary Planning Guidance document entitled 'A Design Guide for Householder 
Development' suggests rear extensions to traditional terraced properties such as this should be 
no more than 4m in length. The proposal is 4m in length and as such complies with the 
guidance set out within the Design Guide. To this end it is considered that the extension will not 
give rise to unacceptable overbearing or overshadowing impacts which could warrant the refusal 
of this application.  The development is sited within an urban area where there are existing 
degrees of mutual overlooking between properties. With this in mind it is not considered that the 
rear windows serving the extension or the access platform proposed to the rear of the property 
would give rise to harmful impacts. As such the development is considered to respect the 
residential amenities of the neighbouring properties in compliance with the provisions of Policies 
EV1 and HC7 of the Swansea UDP.

Response to Consultations

Notwithstanding the above two petitions of 43 objectors were received which raised concerns 
relating to the impact of the proposal upon the number of HMOs in the area, parking, residential 
amenity, impact on character of an area. The issues pertaining to which have been addressed 
above.
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Concern has been raised with respect litter issues associated with HMO properties, however 
this is a matter covered under Environmental Health Legislation and not something which could 
be taken into account during the consideration of this planning application.

Conclusion

The provision of an additional HMO at this location is considered acceptable in principle, as the 
Local Planning Authority has no evidence to suggest that the use of this property as a HMO 
would result in a harmful concentration of HMOs within this area. Furthermore the amended 
scheme has addressed the Councils concerns from a visual amenity perspective through the 
reduction in scale of the rear extension. As such the development is considered to be an 
acceptable form of development which respects visual amenity, residential amenity and highway 
safety in accordance with the provisions of Policies EV1 and HC7 of the Swansea UDP and the 
Supplementary Planning Guidance document entitled 'A design Guide for Householder 
Development. Approval is recommended.

RECOMMENDATION

APPROVE, subject to the following conditions:

1 The development hereby permitted shall begin not later than five years from the date of 
this decision.
Reason: To comply with the provisions of Section 91 of the Town and Country Planning 
Act, 1990.

2 The development shall be carried out in accordance with the following approved plans 
and documents: 02 - Site Location, Block Plan, 1st & 2nd floor plans, 04 - Proposed 
Ground & Lower Ground Floor Plans, 05 - Proposed 1st and 2nd Floor Plans and 06 - 
Proposed Elevations received on 16th August 2016.
Reason: For the avoidance of doubt and to ensure compliance with the approved plans.

3 Details of facilities for the secure storage of 6 cycles and storage of refuse shall be 
submitted to and approved in writing by the Local Planning Authority. The approved 
details shall be implemented prior to the beneficial use of the development and shall 
thereafter be retained for the approved use and not used for any other purpose.
Reason: In the interest of highway safety and sustainability.

INFORMATIVES

1 The development plan covering the City and County of Swansea is the City and County 
of Swansea Unitary Development Plan. The following policies were relevant to the 
consideration of the application: AS6, EV1, HC5.
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Location: 14 Mirador Guest House Mirador Crescent Uplands Swansea SA2 0QX
Proposal: Change of use from 7 bedroom guest house (Class C1) to 6 bedroom 

HMO (Class C4).
Applicant: Mr Philip Henry-Dean 
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BACKGROUND INFORMATION 

POLICIES
UDP - AS6 - Parking/Accessibility 
Provision of car parking in accordance with adopted standards. (City & County of Swansea 
Unitary Development Plan 2008)

UDP - EV1 - Design 
New development shall accord with a defined set of criteria of good design. (City & County of 
Swansea Unitary Development Plan 2008).

UDP - HC5 - Houses in Multiple Occupation 
Proposals for the conversion of dwelling or non-residential properties to HMO's will be permitted 
subject to a set of defined criteria including the effect upon residential amenity; harmful 
concentration or intensification of HMO's in an area, effect upon the external appearance of the 
property and the locality; effect on local car parking and highway safety; and adequate refuse 
storage arrangements. (City & County of Swansea Unitary Development Plan 2008)

SITE HISTORY
App Number Proposal Status Decision Date  

ENQ2006/1157 General REC

76/0414/11 CHANGE OF USE TO A 
GUEST HOUSE

APP 29.07.1976
 

2016/1715 Change of use from 7 
bedroom guest house (Class 
C1) to 6 bedroom HMO 
(Class C4).

PDE
 

2016/0142 Change of use from guest 
house (Class C1) to a HMO

INV
 

2014/1816 Variation of condition 01 of 
planning permission 
2010/1238 dated 5th 
December, 2010 to allow the 
outbuilding to be used as 
ancillary  overnight 
accommodation

INV
 

2010/1238 Retention of detached 
outbuilding for use as a 
garden room and storage

APP 05.11.2010
 

2009/0625 Retention of detached 
outbuilding

REF 21.10.2009
  



PLANNING COMMITTEE – 1ST NOVEMBER 2016
ITEM 9 (CONT’D) APPLICATION NO: 2016/1715

RESPONSE TO CONSULTATIONS:

Neighbours: The application was advertised in accordance with the Town and Country Planning 
(Development Management Procedure) Order 2012 (as amended) through the display of a site 
notice dated 19th September 2016 and the press as development within a Conservation Area. 
In addition to this all adjoining properties were individually consulted. 12 letters of objection and 
a petition containing 32 signatures were received which raised the following concerns:

1. Too many HMOs in the area.
2. Parking issues.
3. Rubbish and litter issues.
4. Detrimental impact on character of the street.
5. Oversupply of HMOs in the area.
6. Impact on the Conservation Area.
7. Anti-social behaviour.
8. De-valuing of property.
9. Increase in levels of noise.
10. Impact on local businesses.
11. Site history. 

Highways: The current Parking Standards allow for upto six people in a property without the 
need for any additional parking. Prior to the introduction of the C4 Classification (for between 3 
and 6 persons) in March 2016 upto six people could share without the need for planning 
permission.

Given that the parking standards do not reflect the new use class C4 and based on recent 
appeal decisions I do not consider that a refusal from highways could be justified at appeal 
despite my ongoing concerns regarding the cumulative impact of increasing sizes of HMO's in 
the area.

As part of the HMO SPG currently being drafted a review of the existing parking standards 
which specially relate to HMO's and purpose built student accommodation will be included. This 
should be in place by March 2017and will take into account data specific to Swansea and not 
generic information for Wales as a whole. In the interim the existing SPG on parking is the 
relevant document that any Inspector would use in a Planning appeal situation.

Change of use from 7 bedroom guest house (Class C1) to 6 bedroom HMO (Class C4). It is still 
below the six person threshold. In addition there are less bedrooms available for the HMO (6) 
than there are for the guest house use (7). 

No dedicated car parking is available for use by the dwelling although there is access to the rear 
of the site but it is gated. Parking on the street is partly controlled by resident only bays. The 
owner of the guest house has a current resident parking permit issued but in order to safeguard 
the provision for the existing residents if will be a requirement to prevent future occupiers from 
applying for a parking permit by a suitable condition.

There is a rear yard area where cycle parking could be provided to mitigate for the lack of car 
parking facilities. 
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On that basis I recommend that no highway objections are raised to the proposal subject to:
1. The dwelling being used by no more than 6 persons in the interest of highway safety.
2. Cycle Parking to be provided in accordance with details to be submitted for approval to the 
LPA, to mitigate for the lack of car parking availability.
3. Before the development hereby permitted is occupied arrangements shall be agreed in writing 
with the local planning authority and be put in place to ensure that,  no resident of the 
development shall obtain a resident's parking permit within any controlled parking zone which 
may be in force on Mirador Crescent at any time. 

APPRAISAL

This application is reported to Committee for decision at the request of Councillor Nick Davies 
and due to the fact there has been a petition submitted containing 32 signatures of objection 
which meets the identified threshold.

Description

Full planning permission is sought for the change of use from Guest House (Class C1) to HMO 
for 6 people (Class C4) at No 14 Mirador Crescent, Uplands, Swansea. The existing property is 
a large 3 storey property which is situated in a row of traditional terraced properties.

The proposal will involve internal alterations only to facilitate the change of use.

Site History

Planning permission was originally granted for the use of the property as guest house under 
Ref: 76/0414 and is therefore a well established commercial operation. A further application was 
submitted for the retention of a detached outbuilding to the rear of the property which was being 
used as managers accommodation under Ref: 2009/0625 and refused for the following reasons:

The outbuilding by virtue of its scale, inappropriate design and materials is an unacceptable and 
over-intensive form of development that fails to preserve or enhance the character and 
appearance of the Ffynone Conservation Area. The use of the building as habitable living 
accommodation has a detrimental impact on the amenity of the occupiers by way of 
substandard living accommodation, and has an undesirable overshadowing impact on the 
garden area of the adjacent property. The use is not an appropriate use of the outbuilding, and 
also it would set an undesirable precedent for the use of other outbuildings in the area, contrary 
to Policies EV1, EV9, HC7 of the Unitary Development Plan and the Design Guide for 
Householder Development.

The applicant subsequently appealed to the Welsh Government and whilst the Inspector 
considered the proposal had an acceptable impact upon the visual amenities of the area and 
wider Conservation Area, it was considered that the level of accommodation was substandard 
and the approval of the application would result in the creation of inappropriate housing contrary 
to the provisions of Chapter 4 of Planning Policy Wales.

A further application was submitted under Ref: 2010/1238 for the retention of the outbuilding 
and its use as a garden room and storage. This application was approved subject to the 
following condition:
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1. The outbuilding hereby approved shall be used as an ancillary garden room and storage 
area only and shall not at any time be used as a unit of accommodation of for use as 
overnight accommodation.

Due to the substandard nature of the rear outbuilding it is essential that any consent at this site 
is subject to the above condition.

Main Issues

The main issues for consideration during the determination of this application relate to the 
principle of this form of use at this location and the resultant impact of the use and the 
development upon the residential amenities of the area and highway safety having regard for 
the provisions of the Swansea Unitary Development Plan (UDP) and the Supplementary 
Planning Guidance document entitled 'Swansea Parking Standards' and the site history.

Principle of Use

Up until March 2016 planning permission was not required for the use of a property as a HMO 
for up to 6 people and as such there has been historically a large concentration of HMO 
properties in Uplands which has happened predominately without planning permission being 
required. 

Following concerns raised by Local Authorities throughout Wales in respect of areas with a high 
concentration of HMOs an amendment to the Use Class Order was made introducing a 
separate C4 use for HMO properties with more than 2 people living in them. The amendment 
was made in order to safeguard the confidence of residents in areas with large numbers of 
HMOs, while at the same time protecting the rights of those people living in them. 
 
It is acknowledged that large concentrations of HMOs can bring their own problems to local 
areas, however Swansea Local Authority has not produced any evidence or Supplementary 
Planning Guidance as of yet to quantify the harm caused by the concentration of these types of 
uses.

Policy HC5 of the Swansea UDP supports the conversion of dwellings to HMOs subject to 
compliance with the set criteria:

(i) There would be no significant adverse effect upon residential amenity by virtue of noise, 
nuisance and/or other disturbance

(ii) The development would not contribute to harmful concentration or intensification of 
HMOs in a particular area

(iii) There would be no adverse effect upon the external appearance of the property and 
the character of the locality,

(iv) There would be no significant adverse effect on local car parking and highway safety, 
and
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(v) Appropriate refuse storage arrangements can be provided

The criteria of the above is addressed below:

Would the proposal result in a significant adverse effect upon residential amenity by virtue of 
noise, nuisance and/or other disturbance?

On the basis of the information provided, the proposal will actually result in a reduction in the 
number of bedrooms from 7 to 6 which could result in a less intense form of use. The property 
could be utilised by up to 7 different groups of residents under the extant lawful use of the 
premises as a Guest House and as such it is not considered that the use of the premises for up 
to 6 people as a HMO would result in an unacceptable intensification of the use of the building 
over and above what could be experienced and as such it is not considered that the Council 
could warrant the refusal of this application on intensification grounds. 

As such the proposed use will not result in unacceptable noise and disturbance which could 
reasonably warrant the refusal of this application. The proposal is considered to respect 
residential amenity in compliance with the provisions of Policies EV1, EV40 and HC5 of the 
Swansea UDP.

Would the development contribute to a harmful concentration or intensification of HMOs in a 
particular area?

In 2015 the Welsh Government commissioned a study into the impact of houses in multiple 
accommodation (HMOs) concentrations on local communities in certain areas across Wales. 
 
The Welsh Government identified that HMOs make an important contribution to the provision of 
housing for those unable to buy or rent smaller accommodation but the study revealed  common 
problems associated with high concentrations of HMOs including damage to social cohesion, 
difficult access to the area for owner occupiers and first time buyers, increases in anti-social 
behaviour, noise, burglary and other crime, reduction in the quality of the local environment, a 
change in the character of the area, increased pressure on parking and a reduction in provision 
of community facilities for families and children, in particular pressure on schools through falling 
rolls. The research recommended that the definition of a HMO be changed and that the Town 
and Country Planning (Use Classes) Order 1987 be amended to give Local Authorities the 
power to manage the development of HMOs with fewer than seven residents, which previously 
would not have required planning permission.

Following on from the change in legislation the Welsh Government published a document 
entitled 'Houses in Multiple Occupation Practice Guidance (February 2016) HMOs. Within this it 
is identified that HMOs provide a source of accommodation for certain groups which include 
students temporarily resident and individuals and/or small households unable to afford self-
contained accommodation. It further identifies the concerns, as set above, that were raised in 
the study into HMOs as well as setting out good practice measures in relation to the 
management of HMOs.
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It is evident from visiting the site and viewing the Councils own records that there is a relatively 
high level of properties in multiple occupation along Mirador Crescent. The street comprises 
primarily of rows of terraced three storey properties. Mirador Crescent is a curved street which 
links Uplands Terrace to Uplands Crescent. Using evidence held by our Environmental Health 
Department there are currently 12 HMO licenses active (as of the 3rd October 2016) between 
No's 1a and 36 Mirador Crescent (approximately 38 properties on this road) which is 
approximately 32% of dwellings within this road. The approval of this application would take the 
% of properties in multiple occupation to 34%.

It is clear that approval of the application would result in the addition of a further HMO into a 
ward area that already comprises a concentration of HMOs, however whilst this is the case 
there is no empirical evidence that leads conclusively to the conclusion that approval of this 
additional HMO would result in a harmful concentration or intensification of HMOs in this area or 
street. 

In the absence of a percentage or other similar calculation based approach it is difficult to 
determine what number of HMOs in an area would constitute a 'harmful concentration'. As such 
whilst this application will result in further concentration of HMOs it cannot be regarded that this 
is a harmful concentration such that it complies with the aims of this criterion.

There would be no significant adverse effect on local car parking and highway safety,

Having consulted the Councils Highways Officer it is acknowledged that the existing building is a 
lawful guest house which has operated for a number of years and has no designated parking. 
The existing premises comprises 7 bedrooms. There is currently no designated off street 
parking for the proposed or the existing use. The Supplementary Planning Guidance document 
entitled 'Swansea Parking Standards' requires hotels to provide off street parking for 1 
commercial vehicle space, 1 space per 3 non-resident staff and 1 space per bedroom which 
would equate to a minimum of approximately 8 parking spaces. The proposed use requires 
approximately 3 parking spaces and therefore the proposed use would potentially result in less 
parking pressure than the extant lawful use of the premises as a hotel. Residents parking is in 
operation and a dwelling would only be eligible for two parking permits. It is acknowledged that 
the Councils Highway Officer has recommended the removal of the capability of the property 
occupiers applying for 2 parking permits, however this is considered unreasonable in planning 
terms as a residential house would be eligible for 2 permits. There is a small rear area where 
cycle parking could be provided, however bicycles would have to be brought through the house.  
A condition can be added to ensure the provision of cycle parking as an alternative means of 
sustainable transport is provided and this will assist in mitigating for the lack of car parking 
availability.
 
The site is in a sustainable location and is well served by public transport and local amenities as 
well as being located within walking distance of Swansea University.

Therefore subject to an appropriately worded condition the proposal is not considered to have 
any greater impact on highway safety or parking over and above the existing extant use of the 
property in compliance with the provisions of Policies EV1, HC5 and AS6.

Appropriate refuse storage arrangements can be provided
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The site has a large enough rear garden to accommodate refuse bins and as such it is 
reasonable to suggest these could be provided and agreed via an appropriately worded 
condition.

Visual Amenity

The proposal will involve no alterations to the external fabric of the building and as such the 
proposal will have no impact on visual amenity. The existing property is in a good state of repair 
and there is nothing to suggest that the approval of this application would have a detrimental 
impact upon the character of the Conservation Area. Therefore the proposal is considered an 
appropriate form of use within the Conservation Area.

Response to Consultations

Notwithstanding the above 12 LETTERS OF OBJECTION and a PETITION containing 32 
signatures were received which raised concerns relating to the impact of the proposal upon the 
number of HMOs in the area, parking, residential amenity, impact on character of an area and 
wider Conservation Area. The issues pertaining to which have been addressed above.

Further concerns were raised with respect of litter, noise and anti-social behaviour orders. This 
is a stereotypical assumption to make and the planning process cannot legislate for the 
behaviour of residents. Alternatively the occupiers of this property could be model citizens and it 
is for other bodies to legislate the behaviour of residents. As such these issues raised are 
covered under separate legislation via Environmental Health or the Police and as such cannot 
be taken into consideration during the determination of this application.

In terms of the impact HMOs have on property prices are not material planning considerations 
which can be taken into account during the determination of an application.

Concern has been raised that the approval of this application would affect local business. There 
is no evidence submitted or held by the Local Planning Authority that the approval of this 
application would undermine local businesses. The approval could increase footfall to the 
nearby District Centre which would improve the vitality and viability of the centre. There are only 
a small number of vacant units within the centre and therefore there would appear to be no link 
between the high concentration of HMOs in the area and the viability of the shopping centre.

Conclusion

The provision of an additional HMO at this location is considered acceptable in principle, as the 
Local Planning Authority has no evidence to suggest that the use of this property as a HMO 
would result in a harmful concentration of HMOs within this area. As such the development is 
considered an acceptable form of development which respects visual amenity, residential 
amenity and highway safety in accordance with the provisions of Policies EV1, EV9, AS6 and 
HC5 of the Swansea UDP and the Supplementary Planning Guidance document entitled 
'Swansea Parking Standards'. 
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RECOMMENDATION

APPROVE, subject to the following conditions:

1 The development hereby permitted shall begin not later than five years from the date of 
this decision.
Reason: To comply with the provisions of Section 91 of the Town and Country Planning 
Act, 1990.

2 The development shall be carried out in accordance with the following approved plans 
and documents: Site Location Plan and Existing & Proposed Elevations received on 27th 
August 2016.
Reason: For the avoidance of doubt and to ensure compliance with the approved plans.

3 The development shall not be occupied until facilities for the secure storage of 6 cycles 
and refuse facilities have been provided in accordance with details to be submitted to and 
approved in writing by the Local Planning Authority and they shall be retained as 
approved at all times. 
Reason: In the interests of providing facilities for sustainable transport and recycling.

INFORMATIVES

1 The development plan covering the City and County of Swansea is the City and County 
of Swansea Unitary Development Plan. The following policies were relevant to the 
consideration of the application: EV1, EV3, EV9, HC5 and AS6.

2 This consent is issued without prejudice to any other consents or easements that may be 
required in connection with the proposed development.
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Location: 3 Lewis Street St. Thomas Swansea SA1 8BP
Proposal: Change of use from residential (Class C3) to 4 bedroom HMO (Class C4)
Applicant: Mr Brian Harris 
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BACKGROUND INFORMATION 

POLICIES
UDP - EV1 - Design 
New development shall accord with a defined set of criteria of good design. (City & County of 
Swansea Unitary Development Plan 2008).

UDP - HC5 - Houses in Multiple Occupation 
Proposals for the conversion of dwelling or non-residential properties to HMO's will be permitted 
subject to a set of defined criteria including the effect upon residential amenity; harmful 
concentration or intensification of HMO's in an area, effect upon the external appearance of the 
property and the locality; effect on local car parking and highway safety; and adequate refuse 
storage arrangements. (City & County of Swansea Unitary Development Plan 2008)

UDP - AS6 - Parking/Accessibility 
Provision of car parking in accordance with adopted standards. (City & County of Swansea 
Unitary Development Plan 2008)

SITE HISTORY
App Number Proposal Status Decision Date 

2016/1604 Change of use from residential 
(Class C3) to 4 bedroom HMO 
(Class C4)

PDE

RESPONSE TO CONSULTATIONS

Neighbours: The application was advertised in accordance with the Town and Country Planning 
(Development Management Procedure) Order 2012 (as amended) by neighbour notification 
letters sent to Nos. 67, 68 & 69 Sebastopol Street and Nos. 2 & 4 Lewis Street and through 
display of a site notice dated 24th August 2016. FIFTEEN LETTERS OF OBEJCTION have 
been received which are summarised as follows:

1. Noise and disturbance;
2. Antisocial behaviour including litter;
3. Increased on-street car parking pressure;
4. Highway safety;
5. Health implications;
6. Loss of community spirit and cohesion;
7. Change in the character of the area;
8. Loss of value of properties; and
9. Precedent for similar development.

THREE PETITIONS OF OBECTION were also received with 50, 44 and 33 signatures which 
reiterate concerns above. 

Dwr Cymru/Welsh Water: Request for standard condition and informative.
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Pollution Control Division: I have viewed the application and have the following comment to 
make:

In 2012, Welsh Government carried out strategic noise mapping to meet the requirements of the 
Environmental Noise Directive (Directive 2002/49/EC) and the Environmental Noise (Wales) 
Regulations 2006 (as amended).  The maps show that the proposed development is exposed to 
noise levels in excess of 65dB LAeq,16 and 60dBLnight.  According to TAN11: Noise (1997) the 
development falls into Category C. In Category C planning permission should not normally be 
granted. Where it is considered that permission should be given, for example, because there are 
no alternative quieter sites available, conditions should be imposed to ensure a commensurate 
level of protection against noise.

In this circumstance, it would not be reasonable to request acoustically treated active ventilation 
units but if during renovations the façade windows are being replaced it would be advisable for 
the applicant to contact the Division regarding any mitigation measures.

Highways: 

The current Parking Standards allow for up to six people in a property without the need for any 
additional parking. Prior to the introduction of the C4 use class (for between 3 and 6 persons) in 
March 2016 up to six people could share without the need for planning permission.

Given that the parking standards do not reflect the new use class C4 and based on recent 
appeal decisions I do not consider that a refusal from highways could be justified at appeal 
despite my ongoing concerns regarding the cumulative impact of increasing sizes of HMO's in 
the area.

As part of the HMO SPG currently being drafted, a review of the existing parking standards 
which specially relate to HMO's and purpose built student accommodation will be included. This 
should be in place by March 2017 and will take into account data specific to Swansea and not 
generic information for Wales as a whole. In the interim the existing SPG on parking is the 
relevant document that any Inspector would use in a Planning appeal situation.

This application is for a change of use from C3 to C4 (For 4 persons) hence it is still below the 
six person threshold.

No dedicated car parking is available for use by the dwelling. Parking on the street is laid out but 
is not restricted.

There is a rear yard area where cycle parking could be provided to mitigate for the lack of car 
parking facilities. 

On that basis, I recommend that no highway objections are raised to the proposal subject to:
1. The dwelling being used by no more than 4 persons in the interest of highway safety.
2. Cycle parking to be provided in accordance with details to be submitted for approval to the 
LPA, to mitigate for the lack of car parking availability.
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APPRAISAL

Description

Full planning permission is sought for the change of use from residential (Class C3) to a 4 
bedroom HMO (Class C4) at No. 3 Lewis Street, St Thomas, Swansea.  

The existing dwelling is two storey 3-bedroom terrace property which is situated on the edge of 
the suburban area of St. Thomas in close proximity of Fabian Way and SA1 beyond. The area 
comprises rows of traditionally designed terraced properties. 

No external alterations are proposed and as such the proposal will have no impact on visual 
amenity.

Main Issues

The main issues for consideration during the determination of this application relates to the 
principle of this form of use at this location and the resultant impact of the use upon the 
residential amenities of the area and highway safety having regard for the provisions of the 
Swansea UDP and the Supplementary Planning Guidance document entitled 'Swansea Parking 
Standards'.

Principle of Use

Up until March 2016 planning permission was not required for the use of a property as a HMO 
for up to 6 people and as such there has been historically a large concentration of HMO 
properties in some parts of Swansea which has happened predominately without planning 
permission being required. 

Following concerns raised by Local Authorities throughout Wales in respect of areas with a high 
concentration of HMOs an amendment to the Use Class Order was made introducing a 
separate C4 use for HMO properties with more than 2 people living in them. The amendment 
was made in order to safeguard the confidence of residents in areas with large numbers of 
HMOs, while at the same time protecting the rights of those people living in them. 

It is acknowledged that large concentrations of HMOs can bring their own problems to local 
areas, however the Local Planning Authority has not produced any evidence or Supplementary 
Planning Guidance as of yet to quantify the harm caused by the concentration of these types of 
uses.

Policy HC5 of the Swansea UDP supports the conversion of dwellings to HMOs subject to 
compliance with the set criteria:

(i) There would be no significant adverse effect upon residential amenity by virtue of noise, 
nuisance and/or other disturbance

(ii) The development would not contribute to harmful concentration or intensification of 
HMOs in a particular area
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(iii) There would be no adverse effect upon the external appearance of the property and 
the character of the locality,

(iv) There would be no significant adverse effect on local car parking and highway safety, 
and

(v) Appropriate refuse storage arrangements can be provided

The criteria of the above is addressed below:

Would the proposal result in a significant adverse effect upon residential amenity by virtue of 
noise, nuisance and/or other disturbance?

On the basis of the information provided, the proposal would result in an increase of  one 
bedroom to provide a four bedroom property. A large family could occupy the property under the 
extant lawful use of the premises and as such it is not considered that the use of the premises 
for up to 6 people as a HMO would result in an unacceptable intensification of the use of the 
building over and above what could be experienced as a dwelling house. 

As such, the proposed use will not result in unacceptable noise and disturbance which could 
reasonably warrant the refusal of this application. The proposal is considered to respect 
residential amenity in compliance with the provisions of Policies EV1, EV40 and HC5 of the 
Swansea UDP.

Would the development contribute to a harmful concentration or intensification of HMOs in a 
particular area?

In 2015, the Welsh Government commissioned a study into the impact of houses in multiple 
accommodation (HMOs) concentrations on local communities in certain areas across Wales. 
The Welsh Government identified that HMOs make an important contribution to the provision of 
housing for those unable to buy or rent smaller accommodation but the study revealed  common 
problems associated with high concentrations of HMOs including damage to social cohesion, 
difficult access to the area for owner occupiers and first time buyers, increases in anti-social 
behaviour, noise, burglary and other crime, reduction in the quality of the local environment, a 
change in the character of the area, increased pressure on parking and a reduction in provision 
of community facilities for families and children, in particular pressure on schools through falling 
rolls. The research recommended that the definition of a HMO be changed and that the Town 
and Country Planning (Use Classes) Order 1987 be amended to give Local Authorities the 
power to manage the development of HMOs with fewer than seven residents, which previously 
would not have required planning permission.

Following on from the change in legislation the Welsh Government published a document 
entitled 'Houses in Multiple Occupation Practice Guidance (February 2016) HMOs. Within this it 
is identified that HMOs provide a source of accommodation for certain groups which include 
students temporarily resident and individuals and/or small households unable to afford self-
contained accommodation. It further identifies the concerns, as set above, that were raised in 
the study into HMOs as well as setting out good practice measures in relation to the 
management of HMOs.
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From viewing the Councils own HMO register, there are currently no known HMOs along Lewis 
Street, however that is not to say that there aren't any in this location which have been used pre 
March 2016. Given the Local Planning Authority has no record of any other HMO properties on 
Lewis Street, the use of this property as a HMO would not result in a harmful concentration of 
HMOs in this particular area. 

In the absence of a percentage or other similar calculation based approach, it is difficult to 
determine what number of HMOs in an area would constitute a 'harmful concentration'. Given 
there are limited numbers of HMOs in this area, without empirical evidence it is regarded that 
this is not a harmful concentration such that it complies with the aims of this criterion.

There would be no significant adverse effect on local car parking and highway safety

No dedicated car parking is available for use by the dwelling. Parking on the street is laid out but 
is not restricted. 

There is a rear yard area where cycle parking could be provided to mitigate for the lack of car 
parking facilities. 

In view of the above, the Head of Transportation and Engineering has recommended that no 
highway objections are raised to the proposal subject to:

1. The dwelling being used by no more than 4 persons in the interest of highway safety; and 

2. Cycle parking to be provided in accordance with details to be submitted for approval to 
the LPA, to mitigate for the lack of car parking availability.

Appropriate refuse storage arrangements can be provided

An area for bin storage is proposed to the rear of the property.  

Response to Consultations

Notwithstanding the above, fifteen letters of objection have been received and three petitions of 
objection which raised concerns relating to noise and disturbance, local car parking and 
highway safety and the concentration or intensification of HMOs in the area. The issues 
pertaining to which have been addressed above. 

Issues in respect of antisocial behaviour including noise and the management of refuse 
collection are covered under separate legislation via Environmental Health or the Police and as 
such cannot be taken into consideration during the determination of this application. With regard 
to concerns in respect of impact of the proposal on health and loss of value of properties, these 
issues are not material planning considerations.
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Conclusion

It is considered that the Local Authority has no evidence to suggest that the use of this property 
as HMO would result in a harmful concentration of HMOs within this area. Furthermore the 
proposal would it is considered have an acceptable impact upon the visual amenities of the 
area, the residential amenities of neighbouring properties and highway safety having regard for 
the provisions of Policies EV1, AS6 and HC5 of the Swansea UDP and approval is 
recommended.

RECOMMENDATION

APPROVE, subject to the following conditions;

1 The development hereby permitted shall begin not later than five years from the date of 
this decision.
Reason: To comply with the provisions of Section 91 of the Town and Country Planning 
Act, 1990.

2 The development shall be carried out in accordance with the following approved plans 
and documents: block plan, site location plan received on 10th August 2016. Existing and 
approved floor plans, dated 22nd August 2016. 
Reason: For the avoidance of doubt and to ensure compliance with the approved plans.

3 Details of facilities for the secure and undercover storage of five cycles and storage of 
refuse shall be submitted to and approved in writing by the Local Planning Authority. The 
approved details shall be implemented prior to the beneficial use of the development and 
shall thereafter be retained for the approved use and not used for any other purpose
Reason: In the interests of providing facilities for sustainable transport, highway safety 
and general amenity.

4 No more than four residents shall live at the property, as part of the HMO hereby 
approved, at any one time. 
Reason: In order to control the density of the development, in line with the proposal, 
having regard to the scale of the existing use and parking provision within the locality.

INFORMATIVES

1 This consent is issued without prejudice to any other consents or easements that may be 
required in connection with the proposed development.

2 The development plan covering the City and County of Swansea is the City and County 
of Swansea Unitary Development Plan. The following policies were relevant to the 
consideration of the application: EV1, HC5 and AS6.


