Appendix A

Item Application Number: 2019/2846/FUL
Ward: Castle - Bay Area

Location: Picton Yard, 242-246 Oxford Street, City Centre, Swansea, SA1 3BL

Proposal: Redevelopment, extension and enhancement of the existing building,

retaining A1 floor space at ground floor and first floor level, B1 use on
the second and third floors. The construction of a new tower in Picton
yard comprising ground and first floor D1 Educational Use, B1 Use on
second and third floor and the provision of residential apartments over
the upper floors , the provision of flexible space within Picton Yard,
along with associated works, and public realm improvements

Applicant: Hacer Developments Ltd.
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Background Information

Policies

LDP - PS4 - Sustainable Employment Strategy

Sustainable Employment Strategy - opportunities for business growth and the potential for the
creation of up to 13,600 additional jobs over the Plan period, result in a requirement for 19ha of
employment land, provided for through the sustainable employment strategy, including areas of
employment use incorporated within allocated mixed use Strategic Development Areas (SD's G,
H, I, J, K).



LDP - PS1 - Sustainable Places

Sustainable Places - the delivery of new homes, jobs, infrastructure and community facilities
must comply with the plan's sustainable settlement strategy which; directs development to the
most sustainable locations within defined settlement boundaries of the urban area and Key
villages; requires compliance with Sustainable Housing Strategy (PS 3) and Sustainable
Employment Strategy (PS 4); safeguards Green Wedges; and resists development in the open
Countryside.

LDP - PS2 - Placemaking and Place Management
Placemaking and Place Management - development should enhance the quality of places and
spaces and should accord with relevant placemaking principles.

LDP - SD1 - Strategic Development Areas

Strategic Development Areas - the Plan allocates 12 locations to provide new homes and
opportunities for job creation and commercial investment at a strategic scale. Residential led
SDA's are capable of accommodating a minimum of 400 homes. Mixed use SDA's will provide
new homes as part of wider mixed-use proposals to also deliver significant investment and
economic benefit from commercial, community and/or cultural regeneration projects. The SDA's
are capable of delivering a greater number of homes beyond the Plan period.

LDP - SD2 - Masterplanning Principles

Masterplanning Principles - On all sites where there is capacity for 100 homes or more,
development must deliver a comprehensively planned, sustainable neighbourhood with distinct
sense of place that must comply with relevant masterplanning principles.  Strategic
Development Areas must also accord with additional relevant masterplanning principles.
Design and Access statements are required to support the strategic placemaking approach.

LDP - SD1 - Strategic Development Areas

Strategic Development Areas - the Plan allocates 12 locations to provide new homes and
opportunities for job creation and commercial investment at a strategic scale. Residential led
SDA's are capable of accommodating a minimum of 400 homes. Mixed use SDA's will provide
new homes as part of wider mixed-use proposals to also deliver significant investment and
economic benefit from commercial, community and/or cultural regeneration projects. The SDA's
are capable of delivering a greater number of homes beyond the Plan period.

LDP - SDJ - Site specific policy Swansea Central
Site specific policy for Strategic Development site Swansea Central Area setting out
placemaking principles and development requirements.

LDP - 101 - Supporting Infrastructure
Supporting Infrastructure - development must be supported by appropriate infrastructure,
facilities and other requirements considered necessary as part of the proposal.

LDP - 102 - Employment and Training Opportunities
Employment and Training Opportunities - developers are encouraged to maximise added
benefits from the development in relation to the creation of training and job opportunities in line
with the Council's Beyond Bricks and Mortar Policy.

LDP - HC1 - Historic and Cultural Environment

Historic and Cultural Environment - Proposals must preserve and enhance the County's
distinctive historic and cultural environment in compliance with policy principles.

LDP - H1 - Non-Strategic Housing Sites



Non-Strategic Housing Sites - land is allocated within and on the edge of established
settlements at 42 Non-Strategic Sites for the delivery of 10 or more new homes.

LDP - H2 - Affordable Housing Strategy
Affordable Housing Strategy - provision will be made to deliver a minimum 3,310 affordable
homes over the Plan period.

LDP - H3 - Affordable Housing
Affordable Housing - sets the percentage of affordable housing provision required in the
Strategic Housing Policy Zones, subject to consideration of financial viability.

LDP - SI8 - Community Safety

LDP - RC1 - Swansea Central Area Regeneration

Swansea Central Area Regeneration - In order to enhance the attractiveness, viability and
competitiveness of the Swansea Central Area, development must comply with appropriate
development requirements and proposals set out in adopted Supplementary Planning
Guidance.

LDP - RC2 - Retail and Leisure Development

Retail and Leisure Development - Retail and leisure proposals must in the first instance assess
the suitability of sites and premises within the following Centres of the retail hierarchy,
(Swansea Central Retail Area; District Centres; and Local Centres) having regard to the nature,
scale and location of the proposed development.

LDP - RC3 - Swansea Central Area Retail Centre

Swansea Central Area Retail Centre - Swansea Central Area Retail Centre sits at the top of the
retail hierarchy and is the sequentially preferred location for all significant retail and leisure
development. Proposals within or outside the Swansea Central Area must not put at risk the
regeneration of the St David's/Quadrant site priority proposal, and must deliver the development
principles specified in the policy.

LDP - RC12 - Office Development

Office Development - Proposals for significant new office development, in excess of 200 square
metres gross floor area, must in the first instance assess the availability and suitability of
potential sites within the Swansea Central Area, which is the preferred location for office
development. Significant office uses will not be permitted outside the Swansea Central Area
unless they meet a specific set of criteria. The alternative use of offices within the Swansea
Central Area will only be permitted where the developer can demonstrate that there is no need
to retain the site or premises for office use having regard to existing supply and the requirement
to provide a range and choice of sites for such use to meet existing and likely future demand.

LDP - ER1 - Climate Change

Climate Change - To mitigate against the effects of climate change, adapt to its impacts, and to
ensure resilience, development proposals should take into account the climate change
principles specified in the policy.

LDP - ER2 - Strategic Green Infrastructure Network

Strategic Green Infrastructure Network - Green infrastructure will be provided through the
protection and enhancement of existing green spaces that afford valuable ecosystem services.
Development that compromises the integrity of such green spaces, and therefore that of the



overall green infrastructure network, will not be permitted. Development will be required to take
opportunities to maintain and enhance the extent, quality and connectivity of the County's multi-
functional green infrastructure network in accordance with the green infrastructure principles set
out in the policy.

LDP - T1 - Transport Measures and Infrastructure

Transport Measures and Infrastructure - Development must be supported by appropriate
transport measures and infrastructure and dependant the nature, scale and siting of the
proposal, meet specified requirements. Development that would have an unacceptable impact
on the safe and efficient operation of the transport network will not be permitted.

LDP - T2 - Active Travel

Active Travel - Development must take opportunities to enhance walking and cycling access
either by incorporation within the site, and/or making financial contributions towards the delivery
off site of specific measures, as specified in the policy. Developments must not have a
significant adverse impact on existing active travel routes as specified in the policy.

LDP - T6 - Parking

Parking - proposals must be served by appropriate parking provision, in accordance with
maximum parking standards, and consider the requirements for cycles, cars, motorcycles and
service vehicles. In those instances where adequate parking cannot be provided on site, or is
judged not to be appropriate, the developer will be required to provide a financial contribution
towards alternative transport measures where appropriate. The provision of secure cycle
parking and associated facilities will be sought in all major development schemes.

Proposals on existing car parks that would reduce parking provision will not be permitted where
the loss of the parking facility would result in outcomes specified in the policy.

LDP - RP1 - Safeguarding and Public Health and Natural Resources

Safeguarding and Public Health and Natural Resources - development that would result in
significant risk to life; human health and wellbeing; property; controlled waters; or the historic
and natural environment, especially European designated sites, will not be permitted,
particularly in respect of the specified potential risks.

LDP - RP2 - Noise Pollution

Noise Pollution - Where development could lead to exposure to a source of noise pollution it
must be demonstrated that appropriate mitigation measures will be implemented, and
incorporated into the design of the development to minimise the effects on existing and future
occupants. Noise sensitive development will not be permitted unless effective mitigation will
prevent exposure to existing noise generating uses. Development that would lead to an
increase in environmental noise at a NAPPA or would have an unacceptable impact on a Quiet
Area will not be permitted.

LDP - RP3 - Air and Light Pollution

Air and Light Pollution - Where development could lead to exposure to a source of air or light
pollution it must be demonstrated that appropriate mitigation measures will be implemented, and
incorporated into the design of the development to minimise the effects on existing and future
occupants.

Site History

App Number Proposal Status Decision Date



2017/0060/RG4

2018/1306/PNT

2019/2846/FUL

99/0580

98/0710

2011/1101

2011/0077

Use of highway land for
siting of street trading stall
for Class A1/A3 use
(Council Development
Regulation 4)

Installation of a telephone
kiosk (application for Prior
Notification of Proposed
Development by
Telecommunication Code
System Operators)

Redevelopment, extension
and enhancement of the
existing building, retaining
A1 floor space at ground
floor and first floor level,
B1 use on the second and
third floors. The
construction of a new
tower in Picton yard
comprising ground and first
floor D1 Educational Use,
B1 Use on second and
third floor and the provision
of residential apartments
over the upper floors , the
provision of flexible space
within Picton Yard, along
with associated works, and
public realm improvements
ALTERATIONS TO SIDE
ELEVATION AND
ERECTION OF NEW LIFT
SHAFT ENCLOSURE ON
ROOF

TWO STOREY FRONT
EXTENSION

Installation of one
externally illuminated
fascia sign

One high level banner sign

TEM

PAREF

PDE

APP

APP

APP

INSFE

09.03.2017

03.08.2018

18.06.1999

08.09.1998

08.11.2011

15.08.2011



2011/0076 Change of use from retail INSFE 15.08.2011
(Class A1) to mixed use E
(Class A1/A3) to allow part
of first floor to be used as a
coffee shop

2010/1571 Use of highway land for APP 09.03.2011
siting of street trading stall
for Class A1/A3 use

(Council Development
Regulation 4)
2008/1885 One internally illuminated WDN 11.03.2009

fascia sign, one internally
iluminated high level sign
to front elevation, one
internally illuminated low
level sign and one
internally illuminated high
level sign to rear elevation
2002/1201 Installation  of  security APP 23.08.2002
shutters

Procedural Matters

This application is reported to Planning Committee as it constitutes a Major Development and
has met the threshold for call in as set out in the Council's Constitution.

Description

The proposed development involves the retention of the former Woolworths building
(Poundland) with ground/ first floor retail (Class A1 / A3), conversion of the remaining upper
floors to office accommodation Class B1), additional residential floors (Class C3) of 2/3 stories
above the existing structure and a new mixed use tower of 12 stories to the rear within the yard
space with active frontage at ground floor level and public realm enhancements to the Picton
Yard area. The scheme suggests significant areas of integrated green infrastructure including
green roofs, urban glass houses covering walls and integrated green walls/ planting on the
building elevation.

In particular, the proposal would comprise of the following:

Retention of A1 floorspace at ground and first floor (with inclusion of potential A3 use;
The conversion of ancillary storage facilities on the second and third floor to office B1 use;
The provision of D1 / Educational facility use at ground and first floor of the tower;

The provision of B1 use in the 3rd and 4th storey of the tower;

The provision of 44 residential apartments over the upper storeys;

public realm improvements and other associated works;

Green Infrastructure

The proposal incorporates significant areas of green infrastructure including green roofs, urban
glass houses covered walls, (‘Biophilic Living'), and integrated green walls / planting on the
building elevation. The Council has recently released a draft Green Infrastructure Strategy for



the City Centre and therefore would generally accord with the aspirations of this emerging
strategy.

Public Open Space

The proposal includes the area of the existing Picton Lane car park which it is proposed to
incorporate this external space into a new area of public open space which will also serve the
proposed re-development of 71 / 72 The Kingsway (former Oceania site). This area will need to
be landscaped to create the new area of public realm and it is envisaged may be used as an
outdoor eating / drinking area, temporary market, or used for outdoor cinema / concerts.

Assessment of Inmediate Area

The site comprises of an site area of approx. 0.27 ha and is located within the Central Area of
Swansea and comprises of the existing Poundland retail store (former Woolworths) and the
associated rear car parking area (Picton Lane).

The site is bounded to the north by the commercial properties in The Kingsway, and to the east
by the properties along Union Street and Oxford Street to the south. Immediately adjoining the
site is the designated boundaries of the Oxford Street / Nelson Street / Union Street
Conservation Area, and additionally, there are the listed buildings of Waterstones ('The Old
Carlton Cinema') and Holland and Barratt (No.10 Union Street).

Access

The principal pedestrian access to Poundland is via Oxford Street which also receives
occasional vehicular / deliveries to the front of the store, however, the site can be accessed by
vehicles from the rear via Picton Lane off The Kingsway. The image overleaf shows the access
via the Kingsway / Picton Lane.

Sustainability and Connectivity

The site is located within a sustainable location within Swansea City Centre being in close
proximity to facilities and services and also in terms of public transport provision, being in close
walking distance to the Quadrant bus station and also the railway station. The site is also
accessible to the National Cycle Route 4 and the wider cycle network.

Response to Consultations

The Wales Planning Act 2015 introduced the requirement in March, 2016 for applications for
major development to submit a pre-application consultation report (PAC). In accordance with
those requirements, a Pre-Application Consultation (PAC) Report has been submitted following
the pre-application consultation undertaken by the applicant in November / December, 2019.

Desigh Commission for Wales

The Proposals

The proposal is intended to create a landmark mixed-use development in the heart Swansea
City Centre. Through alterations and extensions to the 4-storey former Woolworth Building, the
ambitious plan will comprise 20,000 sqft prime site retail, 2,000 sqft A3 facing onto a new city
square, 22,000 sqft Grade A commercial office space, and 44 residential units with 40% being




affordable. Highlight features include a new 11 storey residential tower with green roof amenity
and urban farm, and a new public event space in the prosed new city square - Picton Yard.

The proposal aims to set a benchmark for future developments by achieving a net-positive
energy building and introducing a community urban farm based on an Aquaponics system.

Main Points

The panel was supportive of the ambition and the integration of the ideas proposed for this
location but have some significant concerns regarding the deliverability and viability of the
proposals. The following outlines the main concerns of the panel.

Practical and Financial Viability

This project is in receipt of significant public funds through the Innovative Housing Programme.
While the intention of the programme is to test new ideas and the funding enables experiment of
the proposed biophilic living concept, everything must be done to ensure that the experiment
succeeds. There are a number of outstanding concerns.

It was reported by the presenting team that the urban farm will not be a commercial venture and
is likely to be run by residents and others from the wider community, but the community interest
has not yet been adequately identified. If commercial viability is not an aim, the desired outputs
and aims must be set out in order to determine the success of the project.

It is important to establish how access to the green houses will work and whether there should
be an independent lift to keep the residential access secure and avoid conflict over use and
service charges, for example. Management and security measures will be required.

The long-term viability and the sustainability of the scheme remains a concern with a number of
outstanding questions. The stepped levels reduce the efficiency of the vertical farm - is this the
most efficient arrangement of space? How much produce is likely to be produced? How much
and what input is required in terms of person hours and expertise and how likely is it that this will
be met? Is the suggested £250 per household per annum to maintain the aquaponics system
and urban farm realistic and has any market testing been done?

There appear to be a great number of potential risks to the success of the scheme which need
to be fully addressed to ensure that public investment is used wisely. The potential benefits, how
learning might be used and what benefits could be replicated following this trial should be clearly
set out. Using the WellV2 assessment tool is positive and should feed into this. Learning from
other urban farm schemes in other areas and the response to such situations would assist in
establishing the robustness of this project and ultimately ensure its success. As this is one of the
first such schemes in Wales a successful outcome is essential.

Access and Servicing

Access into and around the site is critical to the success of the building and potential
improvements to the urban form of the city. It is positive that connections are being made to the
south to Lower Oxford Street, but it is not yet clear whether a connection will be created to
Union Street. Without the latter, the access to the commercial element of the development
becomes very unappealing. The treatment of building edges on such access routes needs to be
carefully considered so as to ensure secure, vibrant and safe routes into and out of Picton yard.
Fire fighting access must be considered at this stage.

Residential Accommodation




The design results in single aspect apartments which is disappointing. This could be addressed
for some apartments by reviewing the north elevation which requires further articulation.

Conservation Area Context

There was little description of the influence of the conservation area and listed building opposite
the site. Although the proposed development is clearly modern in nature, there should still be
reference to the immediate context and consideration of how this might impact on the
expression of the building.

Form, Scale and Massing

The proposed development is located within a 'Consider Zone' for tall buildings according to
local guidance but introduces a new scale to this part of the city. Full visual testing of the scale
and mass is needed to refine the proposal and test how it impacts on the urban form and
historic townscape. The impact of overshadowing from a tall building in this location, particularly
on Union Street, must be understood.

Public Space
It is positive that a new public space is being considered but this is a very challenging location

that requires a bespoke approach. The comparison with Meeting House Square in Dublin is a
helpful gauge of scale and potential activity but the space should be original in its design
responding to the specific context and with a local identity. The introduction of permanent
umbrellas or shades may conflict with servicing requirements in the square.

Wind and solar shading analysis of the space will be critical as there could be significant
downdraft.

Further expression of why the building is special in relation to the urban farm and aquaponics
system should be pursued at ground level to promote the project and enable members of the
public to engage with it. A more natural, whole design approach could help to reflect the aims of
the development.

Statutory Consultation

The planning application was advertised in accordance with the Town and Country Planning
(Development Management Procedure) Order 2012 (as amended) by press notice and display
of site notices. No public responses were received to this consultation. Comments from
statutory consultees were as follows:

CADW

Having carefully considered the information provided with this planning application, we have no
objections to the impact of the proposed development on the scheduled monument listed in our
assessment of the application below.

Assessment

The consultation is accompanied by a heritage setting assessment prepared by EDP which
includes a consideration of the impact of the proposed development on the setting of scheduled
monument GMO012 Swansea Castle. This assessment concludes that the proposed
development will not alter the way that the castle is experienced, understood and appreciated
and will therefore not have any impact on scheduled monument GM012. We concur with this
conclusion.



Dwr Cymru Welsh Water

In respect of the aforementioned planning application, we can confirm that Dwr Cymru Welsh
Water have been previously informed of the proposed development and consulted, as a
'Specialist Consultee', in accordance with Schedule 1C Article 2D of the Town & Country
Planning (Development Management Procedure) (Wales) (Amendment) Order 2016.

We note that our consultation response has been acknowledged within the accompanying Pre-
Application Consultation (PAC) Report, prepared by Geraint John Planning, which highlights
that foul flows from the proposed development can be accommodated within the public
sewerage system albeit that the site is crossed by a public sewer. The response highlights that
the development would be situated directly above the sewer and therefore will be necessary to
accurately locate for the purposes of any forthcoming proposals to divert. The PAC report and
accompanying 'Technical Note - Drainage' (Ref: C1238 Rev. B) indicates that the sewer has
been surveyed and accordingly acknowledges the requirement to divert the sewer. At this time,
it appears there is no application for a public sewer diversion and therefore is recommended
that a condition is included to suitably control these proposals.

In addition, our response highlighted that the development will require SAB consent in
accordance with Schedule 3 of the Flood and Water Management Act 2010 and a Hydraulic
Modelling Assessment (HMA) will be required of the potable water supply network. Whilst the
PAC report acknowledges the need to undertake a HMA, the accompanying 'Technical Note -
Drainage' highlights indicative proposals to dispose surface water flows to the existing public
sewer on site albeit does not include any evidence base of investigations into alternative
destinations (Priority Levels 1 - 4) in accordance with the 'Statutory standards for Sustainable
Drainage Systems (SuDS) in Wales'.

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

Natural Resources Wales

We have reviewed the submitted application and offer no objection to the proposed
development. However, we would wish to make the following comments.

Ecology and Protected Species

We note the provision of the document entitled; 'Picton Yard, Oxford Street, Swansea:
Preliminary Ecological Appraisal' (ref edp5987 r001c) dated November 2019. NRW suggest
that you discuss the proposals laid down in Section 5 Conclusions, with your Authority's
Planning Ecologist.

Our comments above only relate specifically to matters that are included on our checklist
'Natural Resources Wales and Planning Consultations' (September 2018) which is published on
our website at this link (https://naturalresources.wales/guidance-and-advice/business-
sectors/planning-and-development/our-role-in-planning-and-development/our-role-in-planning-
and-development/?lang=en).

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.

Council's Drainage Engineer

Comments:
Schedule 3, Flood and Water Management Act 2010.

The development proposal has been identified as requiring SuDS Approval Body consent
irrespective of any other permissions given.

From 7 January 2019, all new developments more than 100m2 will require sustainable drainage
to manage on-site surface water. Surface water drainage systems must be designed and built in
accordance with mandatory standards for sustainable drainage published by Welsh ministers.

These systems must be approved by the local authority acting in its SuDS Approving Body
(SAB) role before construction work begins. The SAB will have a duty to adopt compliant
systems so long as it is built and functions in accordance with the approved proposals, including
any SAB conditions of approval.

Which legislation are we referring to?

Schedule 3 of the Flood and Water Management Act (FWMA) 2010 requires surface water
drainage for new developments to comply with mandatory National Standards for sustainable
drainage (SuDS). Schedule 3 to the FWMA 2010 also places a duty on local authorities as
SuDS approving body to approve, adopt and maintain systems compliant with section 17 of the
schedule.

What exactly is a SAB?

The SAB is a statutory function delivered by the local authority to ensure that drainage
proposals for all new developments of more than 1 house or where the construction area is
100m2 are designed and built in accordance with the national standards for sustainable
drainage published by Welsh Ministers.

The SAB is established to:

e Evaluate and approve drainage applications for new developments where construction work
has drainage implications, and

e Adopt and maintain sustainable surface water drainage systems according to Section 17 of
Schedule 3 (FWMA).

e The SAB also has powers of inspection and enforcement

e And uses discretionary powers to offer non-statutory pre-application advice

What does it mean for my development?

Whether you are a developer, an agent or an individual seeking planning permission for a
development, if your development is of more than 1 house or of 100m2 or more of construction
area you must also seek SAB approval alongside planning approval. You will not be allowed to
start construction until the 2 permissions are granted.

Further details on how to apply and guidance can be obtained from the website
https://www.swansea.gov.uk/sustainabledrainage and by contacting the SuDS Approval Body
via email Sab@swansea.gov.uk

Waste Management


https://www.swansea.gov.uk/sustainabledrainage
mailto:Sab@swansea.gov.uk

The planning application is examined solely from the aspect of provision of a commercial and
domestic general waste and recycling collection service.

Waste Management constraints

Statutory recycling target of 64% of household waste to be recycling by 31st March 2020,
increasing to 70% by 31st March 2025.

Swansea Council operate a kerbside fortnightly collection service for household waste and
recycling.

By October 2021 Welsh Local authorities will have a legal duty under the Environment (Wales)
Act 2016 to carry out separate recycling collections of commercial paper, cardboard, glass,
metal, plastic, textiles, small WEEE and food waste >5kgs per week.

Therefore all businesses will be required to present these waste streams in separate
receptacles and will not be allowed to dispose of these items within their general non-recycling
receptacles.

Observations

44 residential units with an average of 1.4 bedrooms per unit. British Standard BS5906:2005
estimates the weekly waste arising 44 units x 130 litres/week = 5,720L/week. To comply with
fortnightly collections = 11,440L/fortnight.

By 31/3/25 the recycling target will be 70%, so this volume of waste would need to be split as
approximately 8,000L recycling + 3,440L/residual waste. This volume of waste per fortnight
would require approximately 7 x 1100L recycling bins + 3 x 1100L residual waste bins.

It appears from the proposed ground floor plan that the 33m2 refuse store on the north side of
the development has the capacity for 7 wheel bins. This refuse store shows a bin compaction
area. Compacted waste by its treatment will weigh significantly more than loose waste. Waste
can only be compacted in wheel bins designed for compaction. Compacted waste would not be
advised due to the constraints of manual handling and Safe Working Loads (SWL) of collection
vehicles.

Reconfiguration of wheel bins in this refuse store could potentially increase the number of wheel
bins to 9.

In order to carry out collections, the outdoor education space would have to be of a design to
accept 24 tonne collection vehicles to reverse right up to the refuse store on the north side.

Commercial refuse store

This 9m2 refuse store located on the east side of the development only allows for 4 x 1100 litre
wheel bins. This aspect of the design and plan is unsuitable for a number of reasons;

a) To access this commercial refuse store would require refuse/recycling collection staff to
firstly enter the entrance hall and then to go through a lobby area before reaching the refuse
store. The refuse store must be readily accessible to the point where the collection vehicle
parks.



The refuse tracking plans (see below) show that a 24 tonne vehicle cannot reach this refuse
store on the eastern side of the development.
Retail unit (Ground floor & 1st floor)

British Standard BS5906:2005 estimates the weekly waste arising from a shopping centre or
department store to be 10 litres per m2 of sales area.

The Retail area is shown as 2,291m2 potentially resulting in upto 23,000 litres of waste,
equivalent to 21 x 1100 litre wheel bins per week. Some national retailers will backload
packaging (such as cardboard) on their own delivery vehicles. However, the plans do not show
a delivery/goods in area on the north side of Picton Yard. What is the proposed means to take
delivery of goods in for the retail unit that occupies two floors?

Office space (2nd & 3rd floors)

British Standard BS5906:2005 estimates the weekly waste arising from an office to be 50 litres
per employee. The proposed plans for the two floors of office space to accommodate 100
employees per floor = 200 employees. The British Standard implies that 200 employees would
potentially generate 10,000 litres of waste, equivalent to 9 x 1100 litre wheel bins.

Summary

The provision of refuse and recycling storage capacity of 4 x 1100 litre wheel bins for two floors
of retail and two floors of office space are wholly insufficient. In addition the planned refuse store
is not accessible by a collection vehicle.

Existing businesses in The Kingsway and Union Street

Picton Yard is currently a small car park and serves the purpose as a service lane to a number
of businesses on The Kingsway and Union Street. With the current pedestrianisation of Union
Street it is imperative that service vehicles including delivery vehicles and refuse collection
vehicles gain access to the rear of these properties. The car park is currently home for
commercial sized refuse and recycling receptacles for, amongst others; Flats above Principality
Building society; Moda; Subway; Ladbrokes; Coral; Paddy Power; There are a number of empty
units between 66 and 70 The Kingsway.

Designing Out Crime Officer

In respect of the above development we would have the following general observations to make
with a view to the development achieving the Secured by Design (SBD) Award:-

(i) CCTV - Consideration must be given for the outside of the buildings, the main entrances
into the buildings, bike stores and public circulation areas to be protected by CCTV. Ideally
the CCTV would be monitored. The CCTV cameras must be located in elevated positions
and protected in vandal proof housings. The images produced must be admissible in a
court of law and the General Data Protection Regulations must be complied with.

(i) Vehicle access - Vehicle access into areas frequented by pedestrians or crowded places
must be restricted to certain agreed times and managed by the site. Mitigation could be
achieved through both fixed or drop bollards controlled by the person(s) monitoring the
CCTV. Any bollards or barriers must meet the standard IWA 14 (Pas 68 &69). Pedestrians
and vehicles must be kept separate. Additionally, comments are made in respect of



lighting; landscaping; waste disposal; drainpipes; building shell security; bicycle store;
Controlled access into the apartments; door and window security; Intruder alarm systems.

Housing Enabling Officer

LDP Policy H2: Affordable Housing Strategy states that the LDP seeks to deliver a minimum
3,310 affordable homes over the Plan period. LDP Policy H3 Affordable Housing sets out a
range of targets for providing affordable housing on site as part of residential proposals, which
are dependent on the Strategic Housing Policy Zone that applies and having regard to matters
of financial viability.

In this case the application is in the Central Sub Strategic Housing Policy Zone where the target
is for a minimum of 20% of the total number of dwellings provided on site to be affordable
homes. The affordable housing must be built to DQR standards. The affordable housing
should be integrated into the overall development and should not be obviously segregated
through location, layout or design. The onsite affordable units will be transferred to either
Council/RSL to be determined/negotiated.

Placemaking and Heritage Team

The proposal is for a refurbishment/ conversion/ extension of the former Woolworths building
(now Poundland) with a new two storey roof extension and new build 12 storey tower element to
the north into the space known as Picton Yard.

This is an exciting exemplar scheme that has potential to form a key part of the city centre
regeneration of the Kingsway area in conjunction with the Council's adjacent digital village
project. The bold integration of greening into the architecture has potential to be an iconic tower
building. The Welsh Government has declared a climate emergency in Wales and this project
has potential to demonstrate how urban developments can be far more sustainable.

The Placemaking and Heritage response below addresses the proposal under the following
headings:

e Swansea Central Area Regeneration Framework

Tall Building Strategy

Relationship to designated heritage assets

Residential Design Guide

Public realm

Green Infrastructure/ Sustainable Urban Drainage

The proposal has been the subject of extensive and positive pre-application negotiations. This
has allowed a number of aspects to be refined/ understood prior to the formal application. The
scheme has also been reviewed by the expert and impartial Design Commission for Wales on
two occasions. They were supportive of the proposal but had reservations about delivery as
follows:

"The panel was supportive of the ambition and the integration of the ideas proposed for this
location but have some significant concerns regarding the deliverability and viability of the
proposals."

The project has been awarded significant Innovative Housing Programme funds by Welsh
Government to help deliver a step change which helps make the project deliverable and viable.
The proposal is supported by a comprehensive and well-illustrated Design and Access



Statement. The building has been designed in 3d which allows a full understanding of the
complex form and relationship to surrounding context.

Swansea Central Area Regeneration Framework (SCARF)

The site lies with the 'Kingsway Complementary area' as defined in the SCARF document. This
prioritises regenerations actions around city living, working and learning. It is considered that the
mixed use nature of the scheme meets these requirements. The retail presence (Poundland) is
retained onto Oxford Street, new high quality city centre office introduced and high quality new
city living homes. Additionally the Biophilic concept is an educational facility linked to Swansea
University.

The SCARF document also sets place objectives for the area including adding height/ urban
scale, improving frontages, active frontages, new uses including city living, green space/ public
realm, contemporary design and legibility/ connections. The proposal also fully accords with this
regeneration objective through the building design with innovative and striking integrated
greening, enhancing Picton Yard and extensive greening both on the building and within the
public realm areas. The proposed scheme embraces all these aspects as an exemplar. Within
the 'green space' objective there is a specific reference to 'green architecture' and the proposal
boldly integrates green walls, green roofs and Biophilic concepts as the defining character of the
new building.

The SCARF concept plan identifies the area for employment led regeneration with pocket parks
and improved pedestrian linkages. The proposal certainly includes improved office
accommodation as part of a mixed use scheme, new public realm and pedestrian connectivity is
addressed by the emerging Council scheme for the adjacent Oceana site with a new pedestrian
link to Oxford Street that has been formed by building demolition but not yet opened as a route.
Furthermore the proposal demonstrates private sector interest in regenerating the city centre
building on the confidence of Council projects with public sector financial support.

Tall Building Strateqy

The site lies within the consider zone for Tall Buildings as set out in the adopted Tall Building
Strategy SPG. This also defines a tall building as twice the general context; therefore at 12
stories the new tower element will meet this definition which brings a number of tests as follows:

Land uses with active frontages at ground floor - the proposal retains active commercial uses
onto Oxford Street and an educational space and legible entrances onto Picton Yard.

Fit into the city scape defining key locations - although the tower does not have street frontage,
it will mark Picton Yard as a new 'place' within the city and will form part of the view corridor
along Kingsway as an area of regeneration.

Human scale - amendments made through the pre-application process have resulted in the
tower cladding being brought to a lower level to cover the second floor upwards (the cladding
originally started at the fourth floor). This helps give the base a more human scale and connects
the tower to the Picton Yard space. It also brings the greening of the architecture including trees
on ledges down to a lower level.

Slender and elegant - the tower has a small footprint and the disposition of windows and
recessed balconies give an elegant and vibrant form. Amendments during the pre-application
process included improving the north elevation to continue the tower aesthetic because it is



seen from all directions in the round such as from the elevated hill slopes to the north. The
visual testing demonstrates that the tower will be widely visible as a positive addition to the city
scape forming a cluster with the recently completed Coppergate student tower.

High Quality Design - the integration of planting on every floor as part of the architecture is a
very distinct and quality approach. This includes green roofs, planted balconies and trees on
lower ledges. This building will be defined by the integrated greening and it is essential that this
greening survives and is allowed to thrive. There is the reality that the greening may take some
time to establish, it is important to ensure the proposals will thrive and in the short term the
visible 'ungreened' architecture is also high quality. This creates the need for a completely new
planning condition - the greening is not part of the materials and needs more than a 5 year
landscape condition - the greening must be sustained in perpetuity. The greening includes a
complex water system to capture rain water and uses this to irrigate the multitude of planting
areas such as the flat roofs and on elevations. It is likely that despite the extensive flat roof
areas, no surface water will enter the drainage system because it is all used for irrigation. This is
exactly the aim of the new SUDs regime to attenuate and reuse clean surface water rather than
putting it unnecessarily into the drainage system.

The rooftop vertical green houses will also be striking features that give the building identity and
a multi functionality drawing attention to underused roofscapes. The expansive elevated glass
areas may cause issues of glare and this would need to be controlled via condition.

The proposal includes two level of high quality office space within the converted part of the
building above Poundland with access from Picton Yard. This is welcomed to create new
employment space in support of the SCARF objectives. The office floor areas are deep plan and
to ensure sufficient natural lighting and ventilation as a quality space, light wells are proposed to
be cut into the sides. These will ensure no overlooking of adjacent properties whilst creating
internal courtyards that are proposed to be greened including new trees effectively dropped into
the building.

The greening including trees on the lower tower elevation must be able to thrive without being
difficult to manage. This is a new concept of building management; some aspects such as the
balcony planters would be maintained by the residents, the roof terraces, greening on elevations
and greening to the lower office courtyards would be maintained by the management company
assisted by residents. The urban farm greenhouse areas would be a community interest
company. Whilst this may be seen as novel it is likely to become mainstream in the near future
to help cities adapt to climate change such as wetter winters with issues of surface water
flooding, hotter summers with issues of overheating, bring nature back into the urban
environment and the acknowledged wellbeing benefits of being close to greening and nature.

The materials are high quality including aluminium window frames and high quality cladding
which will need to be A1 rated fire compliant. The colour scheme proposes a recessive grey
tower colour with vibrant varied green cladding to the recessed balcony areas. This emphasises
the green credentials and ensures instant impact whilst the growing greenery establishes. The
materials would be controlled in the usual composite sample manner.

Skyline - the top floor is inset to create a distinct cap to the building and the staggered inset
balconies will create a distinct form that is visible on all sides.

Public Realm - the proposal includes softening the Oxford Street frontage such as a rain garden,
plus new high quality public realm area in the Picton Yard including retractable canopies.



Legible location - whilst the tower is not sited on a street corner, the scale means that it acts as
a legible marker for the new 'place' of Picton Yard. It will be read as part of the Kingsway
Regeneration with legible pedestrian accesses.

Accessible location - the site is located 300m from Swansea Bus Station and less than 100m
from bus stops on Kingsway. There is scope to provide public cycle parking within the public
realm areas and it is suggested that this development could contribute to the Santander bike
hire system that is being rolled out in the city centre.

Therefore it is considered that the proposal fully meets the Tall Building Strategy SPG as a high
quality addition to the cityscape.

Designated Heritage Assets

There are no direct effects on the historic fabric of listed buildings. Within 250m of the site are 6
listed buildings; the effect on the settings of these is as follows:

e 10 Union Street - The new tower would be visible rising up behind this former pub (now
Holland and Barrets Health Food store). This will be a dramatic juxtaposition of old and new
visible from the main shopping street. The visual relationship cannot be mitigated and is
considered acceptable given the quality and greening of the new build as a dramatic symbol
of contemporary city regeneration acting as a marker for Picton Yard as a new place when
viewed from Oxford Street. There is no effect on outlook from this listed building because the
rear upper floor rooms which not currently in use are toilet and service areas - the main
aspect internally is looking east onto Union Street/ Oxford Street.

e Former Carlton Cinema - the south side of the development faces this listed building across
Oxford Street. The new upper floors have been set back from the building line and the tower
is some 40m back from the northern building line. From street level there will be no change
in massing and the setting will be improved by the enhanced and greened elevation with
more of a vertical emphasis. The additional massing will be visible from the upper levels
within Waterstones from the café within the glazed frontage area. The new massing will also
be visible in the context of the double towers of the former cinema looking across the
roofscape from higher vantage points; this is not considered to be overly dominant and is
considered acceptable as part of a contemporary city scape.

e Mond Building - whilst the proposal is set to the west behind existing buildings on Union
Street there is a change to setting of the grade Il listed Mond Building, firstly the view looking
west down Park street with the Mond Building on the right will change to have the tower
within this view, plus the outlook from the upper floors of the Mond Building west will be
changed with the massing of the new development. This is considered acceptable as the
Mond was designed for an urban setting and there are no key designed views to or from the
building.

e Albert Hall - from street level there is no effect on setting due to intervening build
development. The tower will be visible in the expansive view over city rooftops from higher
vantage points such as the northern slopes where the roof of the Albert Hall with distinctive
ventilators is also discernible.

e Mount Pleasant Baptist Church - there is no effect on setting due to intervening build
development.



e YMCA - there is no effect on setting due to intervening build development.
Therefore it is considered that the proposal would preserve the setting of nearby listed buildings.

Conservation Area setting

The south frontage of Poundland (former Woolworths building) is the edge of the Oxford Street,
Union Street and Plymouth Street conservation area. This area was designated for the small
shops and larger civic building such as the former Carlton Cinema and Mond building. The
enhancement of the former Woolworths building to have more of a vertical emphasis and high
quality integrated greening will enhance the setting of the immediately adjacent conservation
area. The subdivision of the Oxford Street frontage with the new architectural treatment reflects
the earlier narrow burgage frontage widths when the site has multiple buildings.

The tower is also visible from Union Street behind properties within the Conservation Area, it
does not change the character of the smaller properties within the conservation area but does
create a dramatic juxtaposition of scale and contemporary character that is considered
acceptable given the quality and greening of the proposals to symbolise the regeneration of the
city centre.

Therefore it is considered that the proposal would enhance the adjacent conservation area.

Residential Design Guide

The scheme can also be assessed against the adopted Residential Design Guide SPG. The
flats are proposed for Pobl housing association and all meet DQR/ minimum space standards
set out in the residential design guide.

All flats have access to roof terraces and all flats also have private balconies. This is a much
higher quality of accommodation in contrast to many of the smaller scale upper floor
conversions with no amenity space that have been implemented in recent years along
Kingsway.

The residential units are accessed from a secure and legible entrance off Picton Yard.

The apartments are either east or west facing with oblique southern views. Amendments made
to the north elevation following the Design Commission for Wales has improved the dual aspect
nature of many of the apartments.

To the north above the Principality Building Society are a handful of flats as a pervious upper
floor conversion. Some of these have south windows overlooking the open yard area; this
outlook will be changed and these units may receive less natural light but this is considered
acceptable in an urban context in support of a high profile regeneration scheme. There will be
no loss of privacy to these units because there are no north facing windows to the commercial
space.

Public Realm

The area to the west of the site is included within the red line is currently a small low quality
surface car park. The proposal is to remove car parking and enhance the area as public realm/
event space known as Picton Yard whilst retaining access to the existing surrounding
properties. This is welcomed to enhance the city centre and create a high quality space for the



new development and the adjacent digital village project. Part of the proposal is to create a
partially covered space through the use of retractable canopies based on a similar space in
Dublin known as Meeting House Square. This is proposed to be delivered by the developer for
the Council manage which is welcomed and the detail of the canopies, surfaces etc can be
controlled by condition.

The proposal also to bring greening down to public realm level within Picton Yard and onto
Oxford Street. This will help reduce the experience of the city as a harsh environment.

The applicant suggests that the Picton Yard space could be a multi-functional area for markets,
outdoor cinema, music events and events in association with the adjacent Digital Village
complex. Whilst the application suggests that Picton Yard could become an events space; there
is no Council strategy for the hierarchy or use of public spaces in the city centre at present and
the future use/ curation of events within Picton Yard is something for the Council to address in
future. This does not preclude the applicant programming events within the space with the
agreement of the Council.

The public realm area also needs to provide vehicular access to the surrounding properties for
serving and a route through for service vehicles. This has been tracked and can be integrated
as a shared space for controlled vehicle access without being dominant - this was a concern of
the Design Commission for Wales when the scheme was presented to them. Vehicle parking
would no longer be available but cycle parking would be added.

The supporting Design and Access Statement suggests that a new pedestrian access from the
east off Union Street could be formed. This is out of the applicants control but would be
beneficial for the Council to implement to improve permeability and link to Park Street.

There is no information on micro climate especially wind effects where the prevailing south
westerlies could interact with the tower and swirl into the Picton Yard public realm area. This
requires further consideration and potentially mitigation which can be controlled via condition.

Green Infrastructure/ Sustainable Urban Drainage

The scheme has been designed as a large scale 'biophilic living' project to green the city and
demonstrate urban food production using flat roofs which are generally underused in cities. The
project has been awarded significant amounts of 'Innovative Housing Programme' (IHP) funding
by the Welsh Government as an exemplar for future urban living.

In parallel to the Welsh Government IHP exemplar funding, the Council is demonstrating
commitment and Leadership to Green Infrastructure through the preparation of a Green
Infrastructure (Gl) Strategy for the City Centre for urban developments. The strategy sets out 5
principles of Gl which should be considered by all who plan, design, buid, vegetate and maintain
Gl. Application of these principles ensure that interventions maximise the number and intensity
of benefits for both people and wildlife. These are; multifunctional; biodiverse; adapted for
climate change; healthy; smart and sustainable.

The Strategy recommends the use of the Green Space Factor Score tool as an objective
framework for assessing the quality and multi-functionality of Gl proposals. The on water
permeability has been shown to be a simple way to ensure that all 5 principles are achieved.
The tool assigns values to different types of greening based on the amount of and water
permeability achieved. The values are then multiplied by the size of the areas of greening
propose. The least permeable (i.e. grey areas) achieve the lowest scores (from 0) and water



permeable features (green/blue areas) achieve higher scores up to 1. The tool The strategy
document sets a minimum score of 0.3 for commercial projects and 0.4 for residential projects
with the maximum being 1 representing natural woodland and minimum being O representing
hard tarmac surfaces and no planting. The proposal far exceeds the minimum target with a
score of 0.49 for the building and Picton Yard area and 0.64 for the building only. It is imperative
that the proposed green/ Gl aspects are realised; it is recognised that some aspects may be
experimental but they must be protected if there is any future delivery or value engineering
issues.

The recent Sustainable Urban Drainage (SUDs) requirements in Wales are creating challenges
for development, especially for urban schemes on previously developed land. Green
infrastructure interventions can be an effective way of delivering on suds requirements within
restricted urban plots. This project has potential to be a SUDs exemplar with rain water
collected on flat roofs (blue/ green roofs) and used to irrigate the extensive on building planting.

There is also potential to demonstrate SUDs and urban green infrastructure in the public realm
in close proximity to people which will create softer and multi-functional spaces and deliver
proven health and wellbeing benefits which arise through access to green and natural spaces
and features.

The Council also has a duty under the Environment Act 2016 to maintain and enhance
biodiversity and the resilience of ecosystems. The proposal has clear potential to deliver on this
requirement. However, species selection for bio-elements of the scheme (i.e. plants/trees/bee
hives) should be based on and be a response to sound ecological analysis of the current
ecological constraints, opportunities and connectivity. Green interventions should be clearly
capable of being maintained throughout the lifespan of the development.

Summary

This is potentially an exemplar mixed use scheme which dramatically integrates architectural
greening as a key component of sustainable city regeneration which is adaptable to climate
change. Approval is recommended subject to the following conditions:

Conditions:

All aspects of planting/ greening on building elevations and roofs to be agreed and maintained in
perpetuity

e Composite materials sample panel on site

Large scale drawn details of all building aspects

Testing and mitigation of glare from rooftop glass houses

Wind testing and mitigation if necessary

Public realm details including retractable canopies.

Highway Authority

This application is for the redevelopment of the former Woolworths Building, retaining A1 use on
the ground and first floors, B1 on the second and third floor, D1 educational use, 44 residential
units and the redevelopment of Picton Lane Car Park into flexible public space.

A Pre Application Consultation has taken place, and initial Highway Comments included in the
PAC report, as requested a Transport Statement has been provided.



The site is located within the city centre core, and should therefore be considered to be in an
extremely sustainable location with excellent access to local facilities.

Pedestrian access is from Oxford Street at the front of the development, Oxford Street prohibits
vehicles between 10:30 and 16:00 and links directly onto city centre cycle routes providing quick
links to the NCN for journeys further afield. It is also well located for the bus and train stations.

As the site is located within the core, there is no requirement to provide car parking, it is agreed
that any residual demand for private car use can be met by spare capacity within the existing
city centre car parks, as can the loss of the 40 spaces which make up the current Picton Lane
car park.

Cycle parking has been provided at a level in accordance with the Swansea parking SPG.

Picton Lane provides rear access to a number of properties on Kingsway, Oxford Street and
Union Street, as part of this application the existing car park is to be converted to public space,
this requires part of the existing circulatory lane which is currently adopted highway.

The stopping up should be carried out through the Town and Country Planning Act route, to
which the Highway Authority is a consultee. This will require the applicant to demonstrate that
all areas that are currently accessed or serviced from Picton Lane can be safely accessed once
the section of adopted highway has been stopped up.

The applicant has provided swept path analysis of a refuse lorry and fire appliance, which
shows this to be the case.

A framework Travel Plan has been included, which includes suitable aims and objectives to
encourage travel be sustainable means, this states that a Travel Plan Coordinator will be
appointed 3 months prior to the first occupation, this should be conditioned.

A stage 1 road safety audit was requested at PAC, this has not been included in the submission,
however the provision of an RSA can be included as a pre commencement condition.

A Highway Agreement will be required for works to the existing highway.

| would recommend no objections are raised to the proposals subject to the inclusion of the
following conditions:

1. Prior to commencement of development details of the proposed access works to the
highway shall be submitted and approved in writing by the Local Planning Authority the
City and County of Swansea Development Management Team under a Section 278
Agreement. All access works, relating to the highway, shall be substantially completed
prior to any of the works commencing on site to the satisfaction of the Local Highway
Authority and as approved in writing by the Local Planning Authority.

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 buildings shall not be brought into beneficial use until the pedestrian access and
cycle parking works have been completed and made ready for use, in accordance with
the approved drawings. The pedestrian and cycle parking areas shall be made available
for their intended use at all times thereafter. In the interests of highway safety and
general amenity.

No development shall commence until a Stage 1 Road Safety Audit on the Picton Lane
public space, including vehicular access and exit and pedestrian routes has been
submitted to and approved in writing by the Local Planning Authority.

In the interests of highway safety and general amenity.

4.

No development shall commence, including any works of demolition, until a Construction
Method Statement has been submitted to and approved in writing by the Local Planning
Authority. The approved statement shall be adhered to throughout the construction
period. The statement shall provide for:

The parking of vehicles of site operatives and visitors.

Loading and unloading of plant and materials.

Storage of plant and materials used in constructing the development.

The erection and maintenance of security hoarding including decorative displays and

facilities for public viewing where appropriate.

Wheel washing facilities.

e Measures to control the emission of dust and dirt during demolition and construction
and

e A scheme for recycling/disposing of waste resulting from demolition and construction

works.

Reason: To reduce the likelihood of obstruction of the highway, danger to road users, to
conserve public health and local amenity, to ensure satisfactory standard of sustainable
development and in order to ensure a proper standard of development and appearance
in the interests of conserving the amenities and architectural character of the area.

The buildings shall not be brought into beneficial use until the applicant has appointed a
Travel Plan Coordinator and submit a full Travel Plan, which must include details for
future reporting and monitoring, which shall be approved in writing by the LPA.

The buildings shall not be brought into beneficial use until a Delivery Management Plan is
submitted to and approved in writing by the Local Planning Authority. The approved
Delivery Management Plan shall be implemented and adhered to at all times unless
otherwise agreed by the Local Planning Authority. In the interests of highway safety and
general amenity. Note: 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 e-mail
networkmanagement@swansea.gov.uk.

APPRAISAL

Planning Application

The planning application has been supported with the following documents:
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Planning Statement;

Design and Access Statement;

Townscape and Visual Impact Assessment;
Phase 1 Ecology Report;

Heritage Impact Assessment;

Drainage Technical Note / Strategy;
Transport Statement;

Daylight & Sunlight Assessment; and
Architectural Plans & Drawings;

Material Planning Considerations

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

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

Townscape and visual impact;

Heritage Impact;

Impact on residential amenity including Daylight & Sunlight Assessment;

Highways, access and pedestrian movements;

Drainage; &

Ecology

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

Development Plan Policy and Supplementary Planning Guidance
Planning Framework

The planning policy framework for the determination of this application is provided by the
following policy documents:

Planning Policy Wales 10th Edition (December 2018)

Technical Advice Note 2: Planning and Affordable Housing

Technical Advice Note 5: Nature Conservation and Planning

Technical Advice Note 12: Design

Technical Advice Note 18: Transport

Technical advice note (TAN) 23: economic development

Swansea Local Development Plan 2010 - 2025 (Adopted February 2019)
Supplementary Planning Guidance.

Planning Policy Wales

Planning Policy Wales (PPW) Edition 10 (December 2018) sets out the land use planning
policies of the Welsh Government. It is supplemented by a series of Technical Advice Notes
(TANs), Welsh Government Circulars, and policy clarification letters, which together with PPW
provide the national planning policy framework for Wales.



The primary objective of PPW is to ensure that the planning system contributes towards the
delivery of sustainable development and improves the social, economic, environmental and
cultural well-being of Wales, as required by the Planning (Wales) Act 2015, the Well-being of
Future Generations (Wales) Act 2015 and other key legislation. PPW sets out how the planning
system at a national, regional and local level can assist in delivering these requirements through
Strategic Development Plans (SDPs) and Local Development Plans (LDPs).

In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, PPW states that
a plan-led approach is the most effective way to secure sustainable development through the
planning system and states there is a presumption in favour of development in accordance with
the development plan for the area unless material considerations indicate otherwise.

Paragraph 3.3 emphasises that good design is fundamental to creating sustainable places
where people want to live, work and socialise. Design is not just about the architecture of a
building but the relationship between all elements of the natural and built environment and
between people and places. In 'Considering Design Issues' in Paragraph 3.16 it is stated that
planning authorities should 'through a process of negotiation seek to improve poor or average
developments which are not well designed, do not take account of their context and consider
their place, or do not meet the objectives of good design. Where this cannot be achieved
proposals should be rejected. However, they should not attempt to impose a particular
architectural taste or style arbitrarily and should avoid inhibiting opportunities for innovative
design solutions. If a decision maker considers that a planning application should not be
approved because of design concerns they should ensure that these reasons are clearly
articulated in their decision.

Paragraph 3.51 states that previously developed (also referred to as brownfield) land should,
wherever possible, be used in preference to greenfield sites where it is suitable for
development. In settlements, such land should generally be considered suitable for appropriate
development where its re-use will promote sustainability principles and any constraints can be
overcome.

Section 4 - Active and Social Places defines those places which promote our social, economic,
environmental and cultural well-being by providing well-connected cohesive communities.
Places which are active and social contribute to the seven goals of the Well-being of Future
Generations Act.

Paragraph 4.19 states that the planning system has a key role to play in reducing the need to

travel and supporting sustainable transport, by facilitating developments which:

e are sited in the right locations, where they can be easily accessed by sustainable modes of
travel and without the need for a car;

e are designed in a way which integrates them with existing land uses and neighbourhoods;
and

e make it possible for all short journeys within and beyond the development to be easily made
by walking and cycling.

e |In determining a planning application for development that has transport implications, local

planning authorities should take into account:

the impacts of the proposed development on travel demand;

the level and nature of public transport provision;

accessibility by a range of different transport modes;

the opportunities to promote active travel journeys, and secure new and improved active

travel routes and related facilities, in accordance with the provisions of the Active Travel

(Wales) Act 2013;



e the willingness of a developer to promote travel by walking, cycling or public transport, or to
provide infrastructure or measures to manage traffic, to overcome transport objections to
the proposed development (payment for such measures will not, however, justify granting
planning permission to a development for which it would not otherwise be granted);

e the environmental impact of both transport infrastructure and the traffic generated (with a
particular emphasis on minimising the causes of climate change associated with transport);
and

e the effects on the safety and convenience of other users of the transport network.

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. The development
will provide significant economic benefits to the City of Swansea.

Swansea Local Development Plan 2010 - 2025
Development Plan and Relevant Policies

The Development Plan for the area is the Swansea Local Development Plan (Adopted February
2019) and within which the following policies are considered to be relevant to your proposal:

Placemaking and Sustainable Development PS 1, PS 2, PS 4;

Strategic Development and Masterplanning SD 1, SD 2 & SD J (Swansea Central Area);

Infrastructure Requirements and Obligations Page 10 1 & Supporting Infrastructure 10 2;

Housing H 1, H 2 & H 3 (Affordable Housing); Historic and Cultural Environment HC 1;

Social Infrastructure S| 8 (Community Safety);

Regeneration and Commercial Development RC 1 Swansea Central Area Regeneration &

RC 2; Retail and Leisure Development & RC 3 Swansea Central Area Retail Centre & RC

12 Office Development;

e Ecosystem and Resilience ER 1 (Climate Change) & ER 2 (Strategic Green Infrastructure
Network); Transport, Movement and Connectivity

e T 1 Transport Measures and Infrastructure & T 2 Active Travel & T 6 Parking;

e Resources and Public Health Protection RP 1, RP 2 & RP 3 Noise, Air and Light Pollution

e Supplementary Planning Guidance (SPG):

SPG relevant to the proposed development, which are available to download in full from our
website at www.swansea.gov.uk are as follows:

Places to Live - Residential Design Guide (Adopted January 2014)
Parking Standards (Adopted March 2012)

Planning Obligations (Adopted March 2010)

Planning for Community Safety (Adopted December 2012)

Swansea Central Area Regeneration Framework (SCARF) - Feb. 2016.
Tall Buildings Strategy - Nov. 2016

Strategic Development Areas

The LDP designated 12 Strategic Development Areas (SDAs) to provide new homes and
opportunities for job creation and commercial investment at a strategic scale. These include SD
J: Swansea Central Area which is allocated for a range of regeneration projects with the overall
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aim of creating a vibrant, distinctive, Central Area that capitalises on its unique assets to
become a destination of regional and national significance. It includes proposals for a high
quality retail and leisure led scheme, mixed use waterfront developments, circa 856 homes, 4
hectares of potential development areas that could accommodate B1 uses, and area initiatives
and environmental enhancements during the Plan period.

Development proposals should accord with the following Placemaking Principles and
Development Requirements which should be delivered in an appropriately phased manner and
be formally tied into planning consent (PS1 & PS2). Detailed design of the proposal will need to
take account of LDP Policy PS 2. This states that development should enhance the quality of
places and spaces, and respond positively to aspects of local context and character that
contribute towards a sense of place. The design, layout and orientation of proposed buildings,
and the spaces between them, should provide for an attractive, legible, healthy, accessible and
safe environment. All proposals should ensure that no significant adverse impacts would be
caused to people's amenity.

Policy PS 4 seeks opportunities for business growth and potential for job creation through
developments.

Policies RC 1, RC2 and RC3 - Swansea Central Area Regeneration - require development to
enhance the attractiveness, viability and competitiveness of the Swansea Central Area,
development must accord with the key strategic aims of delivering the comprehensive
regeneration and revitalisation of the Retail Centre. Retail / Leisure developments together with
increased amounts of high quality office space and city living, including student accommodation;
education facilities for teaching and research; and a wider range and choice of visitor attractions
and facilities should be centred within the Swansea Central Area.

Affordable housing -

The need for affordable housing is a material planning consideration. The site is located in the
Central Strategic Housing Policy Zone (SHPZ) and LDP Policy H3 requires residential
developments to provide affordable housing on site within the Central area at a targeted
percentage of 20%. As indicated the proposed 44 residential units included within the scheme
are intended for use as affordable housing to be managed by a RSL and would be in
compliance with LDP Policy.  This will need to be secured by a Section 106 Planning
Obligation.

Green Infrastructure/ Sustainable Urban Drainage

The LDP provides specific policies on open space (S| 6) and green infrastructure (ER 2),
biodiversity (ER 8,9,11), social infrastructure (S| 2) provision and mitigation of impacts of
development.

As outlined, the scheme has been designed as a large scale 'biophilic living' project to green the
city, which will accord with the Council's aspiration in respect of Green Infrastructure through the
preparation of a Green Infrastructure (Gl) Strategy for the City Centre for urban developments.
The green infrastructure interventions are also an effective way of delivering the Sustainable
Urban Drainage (SUDs) requirements and as outlined, this project has the potential to be a
SUDs exemplar with rain water collected on flat roofs (blue/ green roofs) and used to irrigate the
extensive on building planting. The Council also has a duty under the Environment Act 2016 to
maintain and enhance biodiversity and the resilience of ecosystems. The proposal has clear
potential to deliver on this requirement.



Swansea Central Area Regeneration Framework (SCARF)

Within the SCARF document the site lies within the Kingsway/Orchard Street: Complementary
Area where the vision is focused on its potential to provide the Central Area with a new defined
working living and learning zone with a new business district. The Kingsway could become a
more attractive location for employment and upper floor residential development. New mixed
use development with active frontages at street level will be encouraged around a new street
scene and public realm, made possible by the removal of traffic lanes from the Kingsway. The
key regeneration proposals include the former Oceana area together with other adjacent land
and property through to Oxford Street which is identified as a key opportunity to provide a
catalyst, employment led development, which could kick starts a regeneration process and
helps to support residential, retail and leisure uses in the Central Area. The proposed
development would be considered as a complimentary proposal to that scheme. The SCARF
document also identifies a number of key development and design principles for the area.

Tall Building Strategy SPG

The revised Tall Building SPG was adopted in November, 2016 following public and stakeholder
consultation. The proposed development site is located within the 'Consider Zone' which are
those areas of the City where tall buildings may have a positive impact, subject to the availability
of supporting information to justify the proposals. The Tall Building SPG defines a tall building as
being twice the height of adjacent buildings and recognises that tall buildings can have a
positive role in the City.

Tall buildings can be iconic structures for an individual use, signify areas of regeneration or act
as symbols of economic activity. In the context of Swansea, tall buildings can serve a number of
functions that:

Create a distinctive skyline;

Form key landmarks within a legible city;

Contribute to a cluster signalling a key gateway or area;

Mark important public, civic or institutional uses;

Demonstrate a growing economic positon and

Set a precedent for sustainable development through the application of best practice
requirements, maximising densities and proximity to public transport.

The SPG indicates that tall buildings should:

Signify areas of regeneration

Create a distinctive skyline that projects a new image for Swansea
Form a landmark that marks a key city gateway

Maximise densities in proximity to public transport

The Tall Buildings Strategy is applicable to the whole of the City and County of Swansea.
However, the main thrust of the strategy focuses on the central area where tall buildings are
considered more likely to be promoted and where infrastructure and services are able to support
the development. The Tall Building Strategy outlines a number of design criteria and these are
addressed within the Placemaking and Heritage consultation response outlined above.

Places to Live Residential Design Guide SPG (2014)

The Places to Live: Residential Design Guide SPG (adopted January 2014) provides design
guidance for infill developments for more than 10 dwellings. The design guide is underpinned by



four themes namely 'Putting people first’; 'Sense of place'’; 'Creating sustainable places'; and
'Improving quality'. In this respect, the guidance sets out design considerations which are
tailored to work from strategic issues down to detailed issues and include a brief overview of the
issue, followed by guidance on how the consideration can be addressed to achieve high quality,
sustainable, safe and inclusive places to live. The issues of townscape and visual impact; and
impact on residential amenity need to be assessed within the design criteria provided by the
SPG.

Policy Summary

Within the national and local planning context, there is a clear support for the principle of the
development at this City Centre location and the uses proposed, especially where the
redevelopment will promote sustainability objectives. The principle of development of this site is
therefore policy compliant.

Public Realm

The area to the west of the site is included within the planning application red line area and is
currently a small ow quality surface car park which is within the ownership of the City Council.
The proposal is to remove car parking and enhance the area as public realm/ event space
known as Picton Yard whilst retaining access to the existing surrounding properties. As
highlighted above, this is welcomed to enhance the city centre and create a high quality space
for the new development and the adjacent digital village project on the site of the former Oceana
building. It is suggested that Picton Yard could be a multi-functional area for markets, outdoor
cinema, music events and events in association with the adjacent Digital Village complex.

This new area of public realm could either be laid out by the developer with a scheme and
timing to be agreed or alternatively by the Council which would require a financial contribution
from the developer to be secured by a Section 106 Planning Obligation.

Townscape and Visual Impact Assessment

The application is supported by a Townscape and Visual Impact Assessment (TVIA) to assess
the effects of the proposals on the townscape character of the area and the potential change to
the Swansea city skyline. A series of viewpoints have been chosen to include in this TVIA.

The TVIA concludes that the existing building on the site is of poor architectural merit, and as
such fails to add to the character of Oxford Street without impacting negatively on the former
Carlton Cinema (Waterstones). Whilst a contemporary building such as that proposed would be
distinctly different from the period buildings in the host character area, it is concluded that this
would enhance the character and diversity of the street scene. The proposals are green and
innovating, and the appearance of the building would create a new landmark building in this city
centre location. The design of the scheme also complements the evolving public realm near The
Kingsway. The proposals would not be seen in conflict with the Former Carlton Cinema building
which is of strong architectural merit, located opposite the site on Oxford Street. In fact, the
differences between the old and the new architecture would allow each to be seen as 'of their
time' and offer a true reflection of the natural evolution of growth in the city centre in the 21st
century. This would enhance the identity of the townscape character rather than dilute it when
the proposals are compared to the baseline conditions of the site.

The proposals would aid the legibility and wayfinding in this central location by forming a cluster
with the digital village and The Kingsway student building. The positive contribution to the



skyline rests on the tall building's relationship with other tall buildings as well as its shape, form
and silhouette. In this case, the proposals would from a complementary relationship to the 14
storey student 'Coppergate’ building on the opposite side of The Kingsway. The Tall Buildings
SPG highlights that buildings of character should be given sufficient breathing space to preserve
their setting.

The proposals would impose on one listed building (Ye Olde Wine Shoppe) 10, Union Street,
however, the effects are considered to be moderate/minor adverse only in townscape terms.
Effects were otherwise generally considered as neutral or beneficial in townscape and visual
terms. At street level, the proposals would make a positive contribution overall to the character
and street scene of Oxford Street and Picton Lane in particular. At present, Picton Lane has no
active frontages, however when the Digital Village on the Oceana site is completed, the
proposals would complement and complete the public realm in this area through enhanced
connectivity between Oxford Street, Picton Lane and The Kingsway. This constitutes negative
public realm space in a central location which currently has potential for antisocial tendencies
and activity.

In conclusion, it is considered that in townscape and a visual perspective, the proposal would be
innovative and contemporary in design and add to the quality of the city's architectural stock and
to the appearance of its skyline.

Heritage

Policies HC1 and HC2 seek to preserve or enhance the County's buildings and features of
historic importance. It is clearl therefore that the proposed re-use of the building would accord
with these policies. A Heritage Setting Assessment (HSA) has been submitted with the planning
application to assess the impact on the setting of the historic assets located in close proximity to
Picton Yard. Overall, the heritage setting assessment concludes that the proposed development
would result in indirect effects on the significance of historic assets from change within their
settings, but no greater than minor effects.

In particular, there would be a minor negative effect on the character and appearance of the
Union Street/Oxford Street/Nelson Street conservation area due to the proposed tower's
presence in the setting of Union Street, Park Street and in views west on Oxford Street towards
the eastern edge of the conservation area. The Placemaking and Heritage Team consultation
response concludes that the proposal would enhance the adjacent Conservation Area.

The Mond Building is situated within Union Street and the HAS concludes that there would be a
change to the setting of the Grade Il listed Mond Building, resulting in a very minor adverse
effect to its significance, due to its presence in views from Park Street in which it would compete
with the listed building for prominence. Similarly, there would be a change to the setting of the
Grade I listed Tavern Public House (10 Union Street - Holland and Barratt), resulting in a minor
adverse effect on the building's significance, due to the proposed tower's background presence
in views to it from the east; and The Grade Il listed former Carlton Cinema (Waterstones) is
situated opposite the building in Oxford Street and would also result in a change its setting
resulting in a very minor adverse effect to its significance due to the proposed tower being
present in views to the listed building from along Oxford Street to the east and west.

It is concluded that whilst minor and very minor effects have been assessed, this needs to be
balanced against the improvement to the appearance of the existing building and would reflect
the wider modern redevelopment and regeneration of the City Centre. Overall, it is concluded
that the proposal would preserve the setting of nearby listed buildings.



It should also be noted that CADW have been consulted in respect of the potential impact of the
proposed development on the setting of the scheduled monument of GM012 Swansea Castle.
The HAS concludes that the proposed development will not alter the way that the castle is
experienced, understood and appreciated and will therefore not have any impact on scheduled
monument GM012. CADW have concurred with this conclusion.

Residential Amenity

Being located within the City Centre location there are a limited amount of residential
apartments in close proximity near to the site. However, at the rear of the site within the upper
floors of the Principality building there are a number of residential apartments which would be
opposite the tallest part of the proposal (i.e. the tower element) and the southern elevation of
this building has windows to bedrooms and living areas which face the application site. The
proposed building has been designed to have regard to these windows in order to minimise the
potential loss of residential amenity through the impacts by of overlooking. In particular, the
northern elevation of the proposed building will accommodate retail, restaurant and office space
over the ground, first, second and third storey which would be located at the same level as the
existing residential apartments at the Principality building. Whilst the ground floor unit
(incorporating the first floor) will have a glazed elevation, the upper office floor will have a solid
wall i.e. not allowing for direct inward looking into the apartments. The residential apartments
will be sited above the floors of the proposed office space, thus higher than the existing
residential apartments in the Principality building, and thereby minimising opportunities for
inward looking owing to a more acute angle between habitable windows of both residential
properties.

In terms of the physical form of the development, the upper storeys will project outwards slightly
as compared to the lower levels adjacent to the residential apartments, and this will not unduly
affect the residential amenity of existing residents. Overall, it is considered that the proposal
would not materially impact upon the neighbouring residents and would not unduly impact any
natural light afforded to any adjacent residential apartments.

Daylight and Sunlight Assessment

Notwithstanding the above, a Daylight and Sunlight assessment has been carried out to
determine the impact upon the daylight and sunlight amenity of relevant existing buildings which
may arise from the proposed developments at Picton Yard. Namely, the effect the proposed
development will have upon the residential properties within Principality House, to the rear of the
development site.

The assessment has been appropriately evaluated against daylight and sunlight calculations
undertaken in accordance with the Building Research Establishment Report 'Site Layout
Planning for Daylight and Sunlight - A guide to Good Practice' 2nd Edition, 2011 (the "BRE
Guide").

In terms of Daylight, the report has concluded that:

"Of the twelve windows assessed, only two will continue to meet the Vertical Sky Component
(VSC) target values as set out in the BRE guide; ten room windows will not. However, eight of
the ten windows serve two bedrooms, a room use which the BRE considers less important than
principal rooms, such as sitting/dining/kitchen areas. Both of the two bedrooms are served by
four windows each, and whilst there are reductions in daylight to each window, overall the
bedrooms will continue to receive a good amount of daylight. This is confirmed by the Daylight



Distribution (DD) analysis, for which the BRE recommended target is met for both of the
bedrooms.

The rooms served by the other two windows that do not meet the target are living/kitchen/dining
LKD) rooms. However, in both instances the rooms are served by a second window that faces in
the opposite direction to the development site and both these second windows meet the BRE
recommended target, mitigating the adverse effects on the other windows. The BRE Guide's DD
target is met for one of the LKDs; the second falls marginally short at 75% of the existing,
compared to the BRE recommended target of 80%."

As such, in terms of the effects the proposed development has on daylight levels, it is concluded
that, due to the levels of light retained and the room uses affected the effects are relatively
minor, if not negligible.

In terms of Sunlight, the Assessment has concluded that: "Of the ten windows assessed, eight
will continue to meet the target values set out in the BRE guide for sunlight. The two windows
that do not meet the target, fall short only marginally, achieving 18% and 21% of the overall
annual probable sunlight hours. The recommended target for probable sunlight hours is 25%.
The winter sunlight levels are expected to be 4% and 5%, the winter target is 5%."

As such, in terms of the effects the proposed development has on sunlight levels, the
Assessment has concluded that due to the levels of sunlight retained and the room uses
affected the effects are relatively minor, if not negligible.

The Daylight and Sunlight assessment has concluded that whilst there "will be an effect on the
daylight and sunlight received to a limited number of room windows serving two flats to the rear,
the levels of retained light are considered good and the day-to-day impacts on the adjoining
occupiers enjoyment of the flats are expected to be limited on the basis of the results of our
assessments.”

Highways, traffic, car parking, access and pedestrian movements

The purpose of TAN 18: Transport is to provide technical guidance on transportation related
planning policies which emphasises that the integration of land-use planning and development
of transport infrastructure has a key role to play in addressing the environmental aspects of
sustainable development (Para 2.3). TAN 18 identifies that influencing the location, scale,
density and mix of land uses and new development can help reduce the need to travel and
length of journeys, whilst making it easier for people to walk, cycle or use public transport (Para
2.4).

The Head of Transportation has outlined his comments above, and as highlighted the site is
located within an extremely sustainable location within the City Centre and has excellent
accessibility to public transport and local services and facilities. Pedestrian access to the retail
store is obtained directly from Oxford Street at the front of the development, and additionally
pedestrian access will also be obtained from The Kingsway. There are also links directly onto
city centre cycle routes providing quick links to the NCN for journeys further afield. Cycle
parking has been provided at a level in accordance with the Swansea parking SPG.

The site is located within the central core area, and as such there is no requirement to provide
car parking, and the demand for private car parking can be met by spare capacity within the
existing city centre car parks, as can the loss of the 40 spaces which make up the current Picton
Lane car park. A Travel Plan will be required in order to maximise the sustainable travel options.



Picton Lane provides rear access to a number of properties on Kingsway, Oxford Street and
Union Street, as part of this application the existing car park is to be converted to public space,
this requires part of the existing circulatory lane which is currently adopted highway. The
stopping up should be carried out through the Town and Country Planning Act route, subject to
grant of planning permission. This will require the applicant to demonstrate that all areas that
are currently accessed or serviced from Picton Lane can be safely accessed once the section of
adopted highway has been stopped up. The applicant has provided swept path analysis of a
refuse lorry and fire appliance to demonstrate that the site can continue to be accessed. Whilst
the Council's Waste Collection officer has expressed concerns about the retained accessibility
for collecting waste and also the storage of waste, planning conditions are attached to agree a
satisfactory management for delivery vehicles and for refuse collection / storage. Additionally, a
stage 1 road safety audit will be required to demonstrate the safe accessibility of the Picton
Lane area.

Drainage Strategy

The submitted Drainage Technical Note outlines the proposed 'Biophilic Living' concept for the
proposed development which promotes a natural holistic and environmentally sustainable
approach to urban living. It highlights an existing DCWW combined sewer which runs east -to-
west in Picton Lane which will be require to be diverted to enable the development to proceed.

The development proposes a number of green infrastructure technologies to recycle and
attenuate rainfall such as: the communal green rooftop including greenhouses; green / blue
roofs; rainwater harvesting for irrigation; green walls; Aquaponics; and courtyard collection / rain
gardens at ground level. These will need to demonstrate that overall surface water run-off to the
sewer will need to reduce post-development run-off compared to existing pre-development run-
off rates in order to satisfy the sustainable drainage requirements under the Wales SAB
legislative requirements.

The proposals demonstrate that adequate surface water and foul drainage conditions can be
provided on-site. No objections to the proposed development are received from DCWW or the
Council's Drainage Engineer.

Ecology

TAN 5: Nature Conservation & Planning (2009) summarises issues relevant to nature
conservation and planning. The purpose of TAN 5 is to provide advice regarding how the land
use planning system should contribute to protecting and enhancing biodiversity and geological
conservation. The application is accompanied by a Preliminary Ecological Appraisal (PEA) and
to establish the ecological baseline, an Extended Phase 1 Habitat Survey and Bat Roost
Assessment were undertaken in October, 2019. This concluded that the building supported
negligible habitats of ecological importance and there was no evidence of roosting bats
identified during the survey. It is considered that the proposed enhancement measures to be
incorporated into the development design, in particular the green infrastructure elements, will
contribute to an overall net gain in biodiversity.

Conclusion
The principle of developing the site as a mixed-use development at this City Centre location is

supported by both Planning Policy Wales and Local Development Plan planning policies at both
the national and local level. The provision of the residential apartments within this sustainable



location in the City Centre would make a contribution of delivering additional housing within the
City Centre Strategic Development Area and would accord with the aspiration of the SCARF
document for the Kingsway/Orchard Street: Complementary Area where the vision is focused on
its potential to provide the Central Area with a new defined working living and learning zone with
a new business district. The site is located within a sustainable and accessible location within
proximity to a wide range of services and public transport facilities.

The proposed scale of the development would accord with the Tall Buildings SPG for this city
centre location, and the contemporary design and incorporation of the 'Urban Greenery' would
accord with the Council's emerging aspiration of the Green Infrastructure Strategy for the City
Centre.

Regard has been given to the duty to improve the economic, social, environmental and cultural
well-being of Wales, in accordance with the sustainable development principle, under Part 2,
Section 3 of the Well-Being of Future Generations (Wales) Act 2015 ("the WBFG Act"). In
reaching this recommendation, the Local Planning Authority has taken account of the ways of
working set out at Part 2, Section 5 of the WBFG Act and consider that this recommendation is
in accordance with the sustainable development principle through its contribution towards one or
more of the public bodies' well-being objectives set out as required by Part 2, Section 9 of the
WBFG Act.

RECOMMENDATION: APPROVE, subject to the completion of a Section 106 Planning
Obligation in respect of:

e Commitment to Council's Beyond Bricks and Mortar scheme during construction.

e Public realm provision / landscaping of Picton Yard - the developer shall be
responsible for the delivery of the laying out of Picton Yard at a specification and
timing to be agreed with the Local Planning Authority or alternatively shall pay a
financial contribution (figure to be agreed) to be made to City and County of Swansea
for the delivery of the public realm area.

e Affordable Housing - 20% affordable housing onsite in line with the LDP policy. The
AH units need to be DQR compliant, there should be a mix of property sizes/types
and affordable tenures. The affordable units should be spread across the site not
concentrated in one area. The design and specification of the affordable units
should be of equivalent quality to those used in the Open Market Units.

e Section 106 Management and Monitoring Fee: Costs incurred against the
management of the obligation - £1,000.00 and subject 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.

2 The development shall be carried out in accordance with the following plans and
documents:

EX(0)100_A - Existing Block Plan; EX(0)101_A - Existing Basement & Ground Floor
Plan; EX(0)102_A - Existing First & Second Floor Plan; EX(0)103_A - Existing Third Floor
Plan & Roof Plan; EX(0)104 - Existing Site Plan; EX(0)200 - Existing Street Elevations;
EX(0)201_A - Existing Elevations I; EX(0)202_A - Existing Elevations Il; EX(0)300_A -
Existing Sections;



P(0)100_A Site Location Plan; P(0)101_A Proposed Block Plan; P(0)102_A Proposed
Basement Plan; P(0)103_A Proposed Ground Floor Plan; P(0)104_A Proposed First
Floor Plan; P(0)105_A Proposed Second Floor Plan; P(0)106_A Proposed Third Floor
Plan; P(0)107_A Proposed Fourth Floor Plan; P(0)108 A Proposed Fifth Floor Plan;
P(0)109_A Proposed Sixth Floor Plan; P(0)110_A Proposed Seventh & Eighth Floor
Plan; P(0)111_A Proposed Ninth & Tenth Floor Plan; P(0)112_A Proposed Eleventh
Floor & Roof Plan; P(0)113 Proposed Site Plan; P(0)200_A Proposed Street Elevations;
P(0)201_A Proposed Front Elevation to South; P(0)202_A Proposed Rear Elevation to
North; P(0)203_A Proposed Side Elevation to East; P(0)204_A Proposed Side Elevation
to West; P(0)300_A Proposed Long Section A-A; P(0)301_A Proposed Long Section B-B;
P(0)302_A Proposed Long Section C-C; P(0)303_A Proposed Cross Section D-D;
P(0)304_A Proposed Cross Section E-E; P(0)400_A Proposed Views - Plans Received
16 December, 2019.

Reason: To define the extent of the permission granted.

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 the commencement (excluding demolition, excavation, site preparation
and enabling works) of the relevant part of the development. Composite sample panels
shall be erected on site and the approved sample panel shall be retained on site for the
duration of the works. The pattern of application of the external finishes shall be
completed for each phase of the development in accordance with the approved scheme.
Reason: In the interests of visual amenity.

Prior to the commencement of any external works to the superstructure details at an
appropriate scale of the following shall be submitted to and approved in writing by the
Local Planning Authority:

Typical window and door units within their openings;
cladding / mesh / curtain walling;

Shopfronts / canopies;

Louvres

Gates

Parapet walls;

Balustrading railing;

PV panels;

The development shall be carried out in accordance with the agreed details.
Reason: In the interests of visual amenity.

Notwithstanding any detail shown on the approved plans, the proposed development
shall be completed prior to beneficial occupation in accordance with any wind mitigation
measures which are identified to be required in accordance with a Wind Microclimate
Assessment which shall be submitted to and approved in writing by the Local Planning
Authority.

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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No superstructure 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 hard and soft landscaping including species, spacings and height when
planted of all new planting. 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.

Prior to the first beneficial occupation of the development, the proposed management
strategy for the future management and maintenance of the development including the
building and all areas of public realm and external space within and around the
development shall be submitted to and approved in writing by the Local Planning
Authority. The strategy shall include details of any management company proposed and
its terms of reference and shall be managed thereafter in accordance with the approved
strategy.

Reason: To ensure that the building and public realm are subject to a future management
and maintenance agreement to ensure that they are adequately maintained.

Prior to the commencement of the superstructure works details of the proposed levels of
the development indicating its relationship to the adjoining land and any changes to the
site itself shall be submitted to and approved in writing by the Local Planning Authority.
The development shall be completed in accordance with the approved details.

Reason: In the interests of visual amenity.

No soil stacks, soil vent pipes, flues, ductwork or any other pipework or ventilation details
shall be fixed to the elevations of the buildings unless details are submitted and agreed in
writing by the Local Planning Authority.

Reason: To ensure that the external appearance of the development is satisfactory and
does not detract from the character and visual amenity of the area.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995, (or any Order revoking or amending that Order), Part 25 of
Schedule 2 shall not apply. If required, the installation of any satellite antenna associated
with the residential apartment blocks shall comprise of a single satellite television system
solution to serve each residential apartment block in accordance with details to be
submitted to and approved in writing by the Local Planning Authority prior to its
installation.

Reason: The development hereby approved is such that the Council wish to retain control
over any future development being permitted in order to ensure that a satisfactory form of
development is achieved at all times.

No development shall commence (excluding demolition, excavation, site preparation and
enabling works) until the developer has prepared a scheme 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
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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.
Thereafter the scheme shall be implemented in accordance with the approved details
prior to the occupation of any respective phase of the development and no further foul
water, surface water and land drainage shall be allowed to connect directly or indirectly
with the public foul sewerage system.

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

No development shall take place until a potable water scheme to serve the site has been
submitted to and approved in writing by the Local Planning Authority. The scheme shall
demonstrate that the existing water supply network can suitably accommodate the
proposed development site. If necessary a scheme to reinforce the existing public water
supply network in order to accommodate the site shall be delivered prior to the
occupation of any building. Thereafter, the agreed scheme shall be constructed in full and
remain in perpetuity.

Reason: To ensure the site is served by a suitable potable water supply.

Prior to the commencement of the development, including any demolition or enabling
works, a Construction Method Statement shall be submitted to and approved in writing by
the Local Planning Authority. The approved Construction Method Statement shall be
adhered throughout the construction period and will need to provide the following:

The parking of vehicles of site operatives and visitors.

Loading and unloading of plant and materials.

Storage of plant and materials used in constructing the development.

The erection and maintenance of security hoarding including decorative displays and

facilities for public viewing where appropriate.

Wheel washing facilities.

e Measures to control the emission of dust and dirt during demolition and construction
and

e A scheme for recycling/disposing of waste resulting from demolition and construction

works.

Reason: To reduce the likelihood of obstruction of the highway, danger to road users, to
conserve public health and local amenity, to ensure satisfactory standard of sustainable
development and in order to ensure a proper standard of development and appearance
in the interests of conserving the amenities and architectural character of the area.

Prior to the occupation of any part of the development, the pedestrian access and secure
bicycle storage spaces associated must have been completed and made ready for use,
in accordance with the approved drawings. The pedestrian and cycle parking areas shall
be made available for their intended use at all times thereafter.

Reason: To ensure that adequate and safe access to the building is provided and
retained and to ensure adequate cycling parking provision.

No part of the development shall be occupied/ brought into beneficial use until a Travel
Plan Co-ordinator and a Travel Plan has been submitted to and approved in writing by
the Local Planning Authority. The Travel Plan shall include provision for future reporting
and monitoring, and shall be implemented and subject to review in accordance with the
approved details.
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Reason: In order to promote sustainable transport measures and maintain the free flow of
traffic.

Prior to commencement of development details of the proposed access works to the
highway shall be submitted to and approved in writing by the local planning authority. All
access works, relating to the highway, shall be substantially completed prior to any of the
works commencing on site to the satisfaction of the Local Highway Authority and as
approved in writing by the Local Planning Authority.

Reason: In the interests of highway safety.

Prior to the first beneficial occupation of the development a Stage 1 Road Safety Audit
(RSA) on the Picton Lane public space, including vehicular access and exit and
pedestrian routes shall be submitted in and approved in writing by the Local Planning
Authority. Any required improvements identified under the RSA shall be implemented
prior to first beneficial use of the area of public space.

Reason: In the interests of highway and pedestrian safety.

The development shall not be brought into beneficial use until a Delivery Management
Plan is submitted to and approved in writing by the Local Planning Authority. The
approved Delivery Management Plan shall be implemented and adhered to at all times.
Reason: In the interests of highway safety and general amenity of the surrounding area.

Prior to the first beneficial occupation of the development, details of a Waste / Refuse
Management Plan (including refuse storage areas and recycling facilities associated with
the building) for future operation shall be submitted to and approved in writing by the
Local Planning Authority. The development shall thereafter take place in accordance with
the approved plans.

Reason: To ensure the management and movement of refuse within the site in the
interests of site safety and to ensure that adequate provision is made within the
development for the storage of refuse.

The detailed ecological mitigation measures as outlined in the Preliminary Ecological
shall be incorporated into the development prior to that part of the development being
occupied.

Reason: In order to enhance the ecology of the site in accordance with the Environment
(Wales) Act, 2016.

Prior to the beneficial use commencing 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 be verified by the
appropriate testing methodology upon completion.

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

No beneficial use of the premises shall commence until a BS4142:2014 (Methods for
rating and assessing industrial and commercial sound) assessment has been carried out
satisfying the local planning authority that the combined noise rating level of any external
plant and/ or machinery installed at the subject premises does not exceed the daytime
(07.00-23.00hrs) and night time (23.00-07.00hrs) background noise levels as set out in
BS4142:2014.
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Reason: To ensure that the development hereby approved does not result in
unacceptable levels of noise transmission to neighbouring premises and the surrounding
area.

No development shall take place until 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 and retained thereafter.
Reason: In order to protect the amenities of the surrounding area.

Informatives

1

The development plan covering the City and County of Swansea is the Swansea Local
Development Plan. The following policies were relevant to the consideration of the
application:[LDP Policies PS1; PS2; SD1; SD2; SD:J; 101; 102; H1; H2; H3; HC1; S18;
RC1; RC2; RC3; RC12; ER1; ER2; T1; T2; T6; RP1; RP2 & RP3].

All off-site highway works will need to be 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 e-mail networkmanagement@swansea.gov.uk

Environmental 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 under Control of Pollution Act 1974, section 60.

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:
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During construction work the developer shall operate all best practice to minimise dust
arising 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

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.

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.

Please note that SAB (SuDS Approval Body) approval will be required if planning
permission is granted subject to a condition that requires reserved matters to be
submitted, and a valid application for approval of the reserved matter is not made before
7th January 2020 (with the exception of single dwellings and developments with a
construction area of less than 100 square metres). This is a separate application process
to planning permission and a fee will be payable. Complying with SAB criteria may impact
on the permission hereby granted. For queries and further information on the requirement
for SuDS on new developments, please contact: water@gov.wales

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

No works should be undertaken between 1st March and 31st August inclusive, unless a
competent ecologist has undertaken a careful, detailed check for active birds' nests either
in vegetation or buildings immediately before the vegetation is cleared and/or work
commences on the building to ensure that no birds will be harmed and/or that there are
appropriate measures in place to protect nesting bird interest on site.


mailto:water@gov.wales

