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1.0 INTRODUCTION 

 
1.1 This Planning Statement has been prepared in support of a planning application, submitted on 

behalf of Paramount Office Interiors Ltd, in relation to the following development proposal: 

 
‘Proposed Redevelopment Comprising The Demolition Of Existing Building And 
Creation Of 20no. Affordable Apartments And Associated Works.’  

 
Information Submitted in Support of the Application 

 
1.2 This Planning, Design and Access Statement outlines the context within which the application 

is made and provides a detailed examination of the main planning considerations raised by the 
proposals, together with reasoned justification in support of the proposed development. 
 

1.3 The Design and Access Statement has been combined with the Planning Statement to form 

one document, considering the context and nature of the development.  
 

1.4 A Design and Access Statement should effectively:  
 

• Communicate the vision and principles of the scheme;  

• Explain how the objectives of environmental sustainability and good design have been 
applied;  

• Demonstrate that design issues have been considered early in the design process; 

• Demonstrate a commitment to ‘inclusive design’ – so that the development is accessible 

to all regardless of age, gender and infirmity.  

 
1.5 In line with the relevant guidance, this Planning, Design and Access statement aims to explain 

the design concepts and principles applied to the development in relating to: 
 

• Access; 

• Character (including amount, layout, scale, appearance and landscaping); 

• Community Safety; 

• Environmental Sustainability; and  

• Movement to, from and within the development.  

 
Purpose and Structure of this Statement 

 

1.6 The statement is structured as follows: 
 

• Section 2 provides a description of the characteristics of the site and surrounding 

area, and details regarding the planning history associated with the site; 

• Section 3 communicates the proposals and demonstrates the credentials of the 
proposed design; 

• Section 4 outlines the relevant planning policy framework in relation to the site and 

the development; 

• Section 5 analyses the key planning considerations arising from the proposed 
development (in light of the planning policy context); 

• Section 6 sets out our conclusions. 

 

1.7 The following documents are submitted in support of the application, and should be read 
alongside this Planning, Design and Access Statement:  
 

• Application Form;  
• PAC Report – Geraint John Planning;  
• Plans and Drawings – Spring Design: 
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2.0 SITE AND SURROUNDINGS 
 

The Site  
 
2.1 The site is located within the coastal town of Porthcawl. Porthcawl is a well-established seaside 

town that is accessible from areas such as Cardiff, only being circa 30 miles west of the capital. 

The site is well positioned in the town. It comprises of a parcel of land which is 100 yards from 
the retail parade at New Road and an approximately 6-minute walk to the beach.  

 
2.2 The aerial image below identifies the extent of the application site for the proposed 

development. The site forms a regularly shaped and level parcel of land measuring 

approximately 0.08 hectares, which currently comprises of a flat-roofed warehouse structure 
which has formerly been a bus depot and, more recently, an MOT testing centre. The 

approximate red line boundary of the site is provided below: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Approximate Red Line Boundary 

 
2.3 To the north, the site is bound by residential housing whilst to the east, the site is bound by 

Station Close Road which acts as an access road to the existing residential cul-de-sac. To the 

south, the site is bound by Old Station Road which adjoins onto Station Close Road. Finally, to 
the west, the A4106 main road lies parallel to the site. This road acts as the main gateway road 

in and out of the town.   

 
2.4 The site’s wider context is predominantly residential with existing development surrounding the 

site itself, especially to the north, east and south. The existing development consists of mainly 
detached, two storey units.  
 

2.5 Similarly, existing residential development can also be found at Old Road, directly southeast of 
the site. The application reference for the existing development is P/12/537/FUL. This 

development in the location consists of two storey residential flats and two retail units. Due to 
the similarity in proposal and location, it will be used as reference to determine the likelihood 

of this proposal. 
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Site and its Wider Context  

 
 Sustainability & Connectivity  
 
2.6 With regards to existing facilities, the site is in a highly sustainable location as it is in close 

proximity to local services and public transport facilities. With regards to transport, the site is 
well-served by existing bus facilities. For example, the Fenton Place Bus Stop, along Fenton Pl, 

falls approximately at 40m to the site providing services to Bridgend and Porthcawl route which 

has a frequency of 15 minutes. Similarly, bus stops at Northways Road also provide access to 
this route at approximately 100m to the east of the site. 
 

2.7 In terms of local services, the site benefits from direct proximity to The Sea Horse, a local pub, 

at approximately 50m walking distance as well as Royal Oak on South Road at 200m walking 
distance. Other pubs and eateries in the area including The Snack Box Takeaway, and 

Finnegan’s Fish and Chips Takeaway whilst a garage (Station Hill Garage), Methodist Church 

and the Porthcawl Butchers can also be found within the site’s local surroundings. 

 

2.8 It is therefore considered, given the level of existing services and facilities located within the 
proximity of the application site, the development is in an inherently sustainable location.  

 
Site History  

 

2.9 A planning application history search has been undertaken via Bridgend County Borough 
Council’s on-line planning service. The site has been the subject of two historical planning 

applications both of these comprising outline permissions for residential development at the 

site.   
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Application 

Ref. 

Location Proposal Decision Date of Decision 

The Site 

P/13/732/FUL Old Station 

Road, 

Porthcawl 

Demolish existing buildings & 

construct a block of 11 apartments 

with associated car parking 

Withdrawn 14.11.2013 

P/06/1451/FUL Old Station 

Road, 

Porthcawl 

Proposed demolition of MOT building 

and construct 11 apartments with 

parking 

Refused 

Allowed on 

Appeal 

19.06.2007 

20.02.2008  

Surrounding the Site  

P/12/537/FUL Old Station 

Road, 

Porthcawl 

Redevelopment of properties to 

provide 14 flats and retail units  

Approve 27.11.2012 

 
N.B. The above planning history search may not be exhaustive, and the on-line data should 

be corroborated by the formal pre-application response. 
 

2.10 We consider that the previous planning applications outlined below confirm the acceptability of 
the principle of residential development at this location, and thus can be used as a comparison 

to determine the acceptability of this proposed scheme.   

 

• P/06/1451/FUL at the application site; and  

• P/12/537/FUL to the east of the application site.   
 

2.11 For the determination of this application and for reference, the following extracts provides a 
sufficient summary (per application) of the pertinent points relevant in this instance.  

 

P/06/1451/FUL  
 

2.12 The below is a direct quote from the Officer’s Report.  
 

“The above application was submitted in November 2006 to redevelop the site for a block of 
11 apartments. The design and layout of the scheme was similar as that currently submitted 
(P/13/732/FUL). A report was presented to Planning and Development Committee on 22 
March 2007 with a recommendation to approve subject to Section 106 Agreement 
and conditions.   
 
The Design Commission for Wales (DCW) considered the proposed building to be well 
designed and elegant and they supported the contemporary seaside aesthetic. They were 
also of the view that as part of a wider programme of residential development in 
this area, the proposal would contribute to the substantial regeneration of this 
part of Porthcawl.  
 

The decision was appealed and a hearing was held on 29th January 2008. The development 
was granted consent for the proposal subject to conditions. 
 
The development was appealed on the following grounds:  

 
The site is located within the settlement boundary of Porthcawl and as the proposal involves 
the regeneration of an old garage / workshop. This is relevant to Strategic Policy SP1 of the 
LDP that states:  



Planning Application: Old Station Yard, Porthcawl December 2021 
Proposed Residential Development  
Planning, Design and Access Statement  Page 7 of 50 

 

 

 
 

 
“Development in the County Borough will be permitted where it provides the maximum benefits to 
regeneration at a scale that reflects the role and function of settlements as set out in the settlement 
hierarchy. In particular, development will be focused in the following areas: 

 
• Bridgend Strategic Regeneration Growth Area  
• Maesteg and Llynfi Valley Strategic Regeneration Growth Area  
• Porthcawl Strategic Regeneration Growth Area  
• The Valleys Gateway Strategic Regeneration Growth Area” 

 
All development should contribute to creating high quality, attractive, sustainable places which 
enhance the community in which they are located, whilst having full regard to the natural, historic 
and built environment by: 

 
1) Complying with all relevant national policy and guidance where appropriate;  
2) Having a design of the highest quality possible, whilst respecting and enhancing local 

character and distinctiveness and landscape character;  
3) Being of an appropriate scale, size and prominence;  
4) Using land efficiently by:  

(i) being of a density which maximises the development potential of the land 
whilst respecting that of the surrounding development; and 

(ii) having a preference for development on previously developed land over 
greenfield land;  

5) Providing for an appropriate mix of land uses;  
6) Having good walking, cycling, public transport and road connections within and outside the 

site to ensure efficient access;  
7) Minimising opportunities for crime to be generated or increased;  
8) Avoiding or minimising noise, air, soil and water pollution;  
9) Incorporating methods to ensure the site is free from contamination (including invasive 

species); 
10) Safeguarding and enhancing biodiversity and green infrastructure;  
11) Ensuring equality of access by all;  
12) Ensuring that the viability and amenity of neighbouring uses and their users/occupiers will 

not be adversely affected;  
13) Incorporating appropriate arrangements for the disposal of foul sewage, waste and water;  
14) Make a positive contribution towards tackling the causes of, and adapting to the impacts 

of Climate Change; and  
15) Appropriately contributing towards local, physical, social and community infrastructure 

which is affected by the development.  
 

Although the draft SPG 10 Tall Buildings was referred to in the previous application and appeal 
it did not progress beyond the draft stage and is not an adopted SPG. 

 
The building has been designed to a high quality, as previously confirmed by the Design 
Commission for Wales, using a range of materials and detailing. The curved northwestern and 
western elevations reflect a seaside theme, reflecting the design of the lighthouse and the 
coastguard lookout on the promenade.  

 
Apart from the taller buildings on the seafront, there are no buildings in the 
immediate area of the application site which are of a height which is proposed by 
this development. The Esplanade is some 6-7 storeys high and of a contemporary 
design, while more recently constructed buildings such as Brogden House and the 
McCarthy and Stone development to the rear of the Seabank Hotel are taller 
structures of 4-5 floors. In the approved SPG for the Porthcawl Waterfront 
Regeneration Scheme, the council has agreed to significant areas of 4/5 storey 
development with up to 6 stories at key locations. It could be argued that these 
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developments, due to their location warrant their scale and prominence. However, 
the current proposal’s location is also important to the town as at present there is 
a distinct lack of legibility or focus to the approach building would provide a 
landmark and gateway feature for the town.  

 
The existing building on the site is in a poor state of repair and could be described as an eyesore 
when viewed from the adjacent Porthway dual carriageway, from Old Station Road and from 
Station Close. To the east of the application site is an old depot constructed of corrugated steel, 
while to the south of the site the rear properties on the New Road include some outbuildings 
in a poor state of repair. Consent was granted in November 2012 (Ref. P/12/537/FUL) to 
demolish outbuildings to the rear of New Road and retain existing retail outlets and construct 
new flats. It is considered that the development would potentially improve considerably, this 
area to the rear of New Road in terms of built quality.  

 
The Planning Inspector was of the view that the site’s location was deserving of a 
building of substantial scale and a 6-storey building would confer a status to the 
site which is warranted.  

 
In addition to the building being visible from the dual carriageway access into town, 
it would be visible from parts of the eastern promenade. However, it is likely that 
any future developments as part of the Porthcawl Regeneration proposals would 
also significantly alter the appearance of this part of Porthcawl and will itself 
include taller buildings along the seafront as mentioned above.  

 
The proposed development would provide 11 apartments on this small site which 
would represent a high density in this urban location. The development would 
involve the use of a brownfield site and the demolition of a large commercial 
building which currently has a significant visual impact on the area and on adjacent 
neighbours.  

 
The site is within easy walking distance of the town centre via a subway under the Portway 
and its shopping and public transport facilities. There is no objection from the Highways Section 
subject to the applicant entering into a Section 106 agreement to contribute a sum of £7,000 
towards the amendment of existing traffic orders on Old Station Road and conditions.  

 
As the proposed dwelling is located to the south of existing dwellings on Station Close, the 
applicant has submitted a shadowing survey which assess the effect currently caused by the 
existing building and that of the new building. The survey shows that the greatest incidence of 
overshadowing would occur between 10am to 12 noon and more especially during the winter 
period when the sun is low in the sky. The submitted survey indicates that in winter, the existing 
building casts a shadow covering a greater area than would the proposed building due to its 
narrow profile. The greatest benefit would be the removal of the shadowing effect at the front 
of Nos. 1-4 Station Close due to the demolition of the existing commercial building. At other 
times of the year, it is considered that the overshadowing impact would be no greater than at 
present and overall, the current proposal would represent a net improvement on the current 
situation.  

 
The application from advises that foul drainage would be disposed of to the mains sewer while 
surface water would be disposed of to a sustainable drainage system, however, no details have 
been submitted.  

 
Policy COM5 of the LDP – Affordable Housing, requires an appropriate element of affordable 
housing to be provided on sites of 5 or more dwellings or exceeding 0.15 acres in area. The 
target for the Porthcawl market area is 30% and as such 3 or more units on the development 
should be sought as affordable.  
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The Housing Strategy Manager has advised that as the development consists of 2 units per 
floor of the building it would be impractical to require 3 units as affordable. It would either 
have to be 2 floors, i.e., 4 flats, which would be unacceptable to the developer, or 1 floor, 
which is only 2 flats. Whichever is chosen it could cause issues over the management and 
service charge. The fact that they are two bed flats could also be an issue.  

 
With this being the case, the Housing Strategy Manager would seek to take the commuted sum 
option for the equivalent of three two bed flats in the Porthcawl area, with the money to be 
provided to assist development of affordable housing in the BCBC area.  

 
By following the process outlined under Note 8 of SPG13; Affordable Housing, the Section 106 
Officer has calculated the contribution equates to £121,626.  

 
Policy COM11 of the LDP – Provision of outdoor recreation facilities, requires a satisfactory 
standard of recreation space for all new housing developments. The proposed layout only 
provides a minimal amount of amenity space around the building and given that there is 
insufficient land to provide any further space within the application site, it is considered 
appropriate to request a contribution towards thee implementation of new children’s play 
facilities off site or the upgrade of an existing local facility. The Parks and Playing Fields 
manager has advised that a contribution of £400 per dwelling is appropriate in such 
circumstances an as such a contribution of £4,400.  

 

2.13 This application has since been approved, however, the permission has lapsed. It is crucial to 

highlight that this application is a significant material consideration. A summary of the important 
points that need to be considered are listed below:  

 
Summary  

 

• Previous Application was recommended for approval;  

• Inspector supported the scale of the building;  

• The conditions to be imposed will ensure there are no amenity impacts;  

• Support for re-use of brownfield land; and 

• Acceptable in all regards – Inspector allowed appeal and BCBC approved this 
application.  

 

P/12/537/FUL (Relevant development to the Southeast of the site)  

 

2.14 This application is for the redevelopment of properties to provide 14 flats and 2 retail units. 
The site location is demonstrated below. For context, to demonstrate the proximity to the 

proposed site location, the location of the proposed new residential units is highlighted in 

yellow. Due to the proximity and similarity of the two sites, their determination of the 
acceptability will be in line / similar.  
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Site plan for P/12/537/FUL  
 

2.15 The site location is displayed in red above. The development of 14 flats and 2 retail units was 
approved in November 2012. It demonstrates that the principle of development, specifically for 

residential units, is accepted in the area by the Council. Extracts have been taken from the 
Officers Report and relate specifically to the determination and acceptability of the residential 

aspect of the development. 
 

2.16 The development was approved in line with Paragraph H5 of the Unitary Development Plan. It 

states: “the restoration or conversion of existing buildings and vacant floor space, or the reuse 
of vacant or underutilised land for residential development will be permitted only where –  

 
1. The form, bulk and design of any restored or converted buildings are in keeping with 

their surroundings; 
2. The character, design and materials of existing or adjoining buildings are respected, 

particularly where they have architectural, historic or group value;  
3. Residential amenity is not comprised; and  
4. There is satisfactory provision for access, parking, utility services and amenity space.” 

 
2.17 The Unitary Development Plan has since been taken over by the latest Local Development Plan. 

However, the H5 policy outlined above is in line with current policies (PPW 11 and current LDP 

objectives) and as such, will determine the development as acceptable.  
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Planning History Summary  

 

2.18 As a result, and taking into account the site’s previous planning history which saw two officer 

recommendations for approval (and an appeal allowance) for the tall building which confirms 

the ethos of a tall building on previously developed land, as a gateway into Porthcawl is 
acceptable in principle. 

 
2.19 The proposed and evolving landscape of Porthcawl as a regeneration site is also a significant 

consideration in favour of this site’s re-development to something of scale.  
 

2.20 It should be noted that the previous applications on the site, and those referred to adjacent 

were considered and approved under the former UDP, which has been superseded by the now 
adopted LDP. The policy provisions remain similar, albeit this should be noted.  
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3.0 PRE-APPLICATION ADVICE  
 
3.1 A Pre-Application Enquiry was submitted for the proposed development of the site, to Bridgend 

County Borough Council, in September 2021. This pre-application enquiry has been extensive 

and has seen a number of amended submissions to discuss the scheme.  
 

3.2 The initial submission saw the following proposed: 

 

• Provision of a new building, part 2-storey (the northern-most element of the building), part 3-

storey (the eastern-most part of the building) and part 4-storey the western-most part of the 

building) 

• Creation of 23 affordable apartments (aimed at a specific age demographic i.e. 50+) – 20 1-
bed apartments and 3 2-bed apartments 

• Associated parking area (5 no. parking spaces – 2 of which will be EV charging spaces, 1 

disabled and 2 for general use), 23 cycle parking spaces (1 per apartment) 

• Associated public realm area to the immediate south of the building 

• Proposed continuation of the footpath on the northern side of the carriageway in-front of the 
site 

• Generally associated works including provision of private courtyard to the rear / north, drying 

area and other works.  
 

An extract of the proposed site plan, floor plans and elevations are provided below.  

 

 
Proposed Site Plan  
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GF Plan 

 
1st Floor Plan & 2nd Floor Plan 

 
3rd Floor Plan 
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4th Floor Plan 
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3.3 This scheme was supported in principle; however, officers felt the lack of parking and over-
dominance of the built form saw an ‘overdevelopment’ of the site. To this end, the applicant 

went back to the drawing board to review and re-submit and amended scheme. 

 

Revised Scheme (1) 

 

3.4 In summary, taking into account Officer’s comments against the first scheme submission, the 

following amendments were made : 

 
- Realignment of the mass to move away from the recently built flats to the east  

- Increase in parking – we have provided 10 spaces which is 50% of the total number of 
units – justification pending on Sustainability Appraisal + ownership data from V2C etc. 

Question – do we remove the EV and just keep them all as ‘standard’ spaces? 
- Retention of a green space to the rear of the parking – for SUDs  

- We have introduced terraces on the 3 storey and 4 storey roofs for amenity. I am mindful 

of the views available northward – could add some glazed screening on this northern 
elevation perhaps.  

 
3.5 Extracts of the amended scheme are provided below: 
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3.6 Initial feedback was received from Officers which note: 
 

• Big improvement with the reduction in mass away from existing development on eastern 
boundary – no elevation plans submitted but consideration will need to be made 
regarding the position of windows in this elevation that overlooking the adjoining flats to 
avoid overlooking/privacy issues; 

• Concerns regarding impact of proposed roof terraces on 3+4 storey buildings  - increased 
overlooking and noise issues?; 

• Concerns regarding proposed 4 storey building on northern boundary of the site – 
overlooking/overbearing on the rear gardens of the neighbouring properties. Could 
design high level windows but how will that affect the outlook of the future occupiers 
bearing in mind they are also bound by a main road on the western boundary?; 

• From a highway perspective - providing that there is adequate on street parking to 
accommodate the overspill then in principle the scheme is supported; 

• Improvement from a SUDs perspective as more green space has been provided; 
• Overall, the scheme would be improved significantly and receive more support if the 4 

storey building was removed from the site (Loss of 4x1 bed units). This would improve 
the relationship with the neighbouring properties, provide more green space for amenity 
and SUDs and improve the parking at the site. 

 

3.7 To which, further information was considered and submitted taking into account the above 
commentary. 

 

Revised Scheme (2) 

 

3.8 In summary, taking into account Officer’s comments against the second scheme submission, 
the following amendments were made : 

 

• Slight reconfiguration to show part 3 and part 4 storey on the northern elevation of the 

site (responding to the previous comments of 4 storey on this northern elevation being 
too overbearing). Note this change has seen a reduction in unit numbers on site. This 4th 

storey is designed to be a mansard style approach, set back and lightweight in 
appearance to overcome the perception of being overbearing, there’ll also be no north 

facing windows on this 4th storey element. There will be high-level windows associated 

with the proposed kitchen areas for the 1-3 storey floors (best view would be page 11 of 
the attached) Personally, I feel this responds well to your previous comments.  

• Retention of 10 parking spaces 

• Provision of double stacked cycle storage internally 

• External bin provision – designed to recent BCBC / V2C standards. Note the front element 

of bin storage will be part under-croft, so well hidden. I’d refer to the perspectives at the 
rear of the attached for more clarity on that point.  

• Removal of roof terraces 

• External materials initially proposed are a façade brick, with the exact colour / style to be 

conditioned and we will order on an approval (bricks are a nightmare to get right now!) 
Note we are surveying the noise, but the weather is not helping so we will have an acoustic 

assessment for the application submission 
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3.9 Initially, the above amended scheme (2) has been principally supported on it’s design response 

to the perceived issue of overbearingness / overlooking in a northerly direction.  
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4.0 DEVELOPMENT PROPOSALS & ANALYSIS  
 

Introduction  

 

4.1 This chapter describes the elements which constitute the proposed development. It should be 
read in conjunction with the submitted application plans, drawings and other information.  

 
Proposed Development  

 
4.2 The proposed development comprises the general re-development of the site and would entail 

the following: 

 

• Demolition of the existing building and site clearance 

• Provision of a new building, part 3-storey (the north-eastern element of the building), 
part 4-storey (the north-western part of the building) and part 5-storey (remaining 

elements of building) 

• Creation of 20 affordable apartments (aimed at a specific age demographic i.e. 50+) – 
17 1-bed apartments and 3 2-bed apartments 

• Associated parking area (10 no. parking spaces – 2 of which will be EV charging spaces, 

1 disabled and 7 for general use), 22 cycle parking spaces  

• Associated public realm area to the immediate south of the building 

• Proposed continuation of the footpath on the northern side of the carriageway in-front 
of the site 

• Generally associated works including provision of private courtyard to the rear / north, 

drying area and other works.  

 
4.3 An extract of the proposed site plan, floor plans and elevations are provided below.  

 
Proposed Site Plan 
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GF Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
1st Floor Plan & 2nd Floor Plan 
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 3rd Floor Plan 
 
 

 
4th Floor Plan 
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4.4 In terms of material finishes, it is proposed the palette will entail the following: 

 

• Main building façade brick – buff 

• Recessed Soldier course brick hand at first floor – buff 

• Undercroft bin store – Timber enclosure 

• Feature bay window clad with dark grey accessories  

• Structural columns – white 

• Soft cladding fire rated linear panels – colour White  

• Window and doors colour – mid grey aluminium double glazed 
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• Rainwater gutters and down pipes – mid grey 

• Vertical clad walls – mid grey  

• Flat and pitched roofs – mid grey 

• Metal trims and facias and soffits – mid grey.  
 

4.5 The above are portrayed on the below CGi of the building’s elevations. 
 

 
South Elevation 

 
Design Objectives  

 
4.6 Design is defined within Planning Policy Wales (PPW) as:  

 

‘The relationship between all elements of the natural and built environment. To create 
sustainable development, design must go beyond aesthetics and include the social, 
environmental and economic aspects of the development, including its construction, 
operation and management, and its relationship to its surroundings’. 

 

4.7 TAN 12 highlights that: 
 

‘Good design is also inclusive design. The principles of inclusive design are that it 
places people at the heart of the design process, acknowledges diversity and 
difference, offers choice where a single design solution cannot accommodate all 
users, provides for flexibility in use, and, provides buildings and environments that 
are convenient and enjoyable to use for everyone.’  

 
4.8 Moreover, TAN 12 promotes key objectives of good design under the following headings: 

 

• Character and Context; 

• Community Safety; 

• Environmental Sustainability; and 

• Access and Movement. 
 

4.9 The way in which each key objective has been considered and addressed in the design of the 

scheme is outlined below. 
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Character and Context  
 
Layout 
 
Site  

 

4.10 The site comprises a regularly shaped and level parcel of land measuring approximately 0.08 
hectares. The site currently consists of a flat-roofed warehouse structure which had formerly 

been a bus depot and, more recently, an MOT testing centre.  This is illustrated in the image 
provide below: 

Approximate Red Line Boundary  

 
4.11 The site’s wider context is predominantly residential with existing development encompassing 

the site, in particular to the north, east and south. The existing built form consists of mainly 
detached, two storey units.  

 

4.12 The site in in an inherently sustainable location due to its close proximity to local services and 
public transport facilities in Porthcawl. The site benefits from existing access off Old Station 

Road which enables travel to the A4106, which connects to the M4. Therefore, the site is in an 
excellent location to access key settlements in South Wales including Bridgend, Cardiff and 

Swansea. 
 

4.13 The proposal comprises the redevelopment of the site including the demolition of the existing 

building to facilitate the provision of a new block to create apartment space and associated 
parking area. Therefore, the proposed development seeks to make efficient use of the site, 

through removing the existing redundant building from the site and erecting a replacement in 
its place that will provide 20no. affordable apartments.  

 

Building 
 

4.14 The proposed building will comprise of 17 1-bed and 3 2-bed apartments with associated 
circulation, lobby and cycle space, totalling 23 bedrooms. The building will also include a bin 

storage area, adjacent to its southern elevation, in addition to a bulk waste collection area.   

 
4.15 A total number of 22no. cycle spaces will be provided within the building at ground floor level 

to promote sustainable travel to and from the proposed building.  
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Scale, Amount and Appearance  
 

4.16 As outlined above, the building will take the form of various levels, consisting of 3 storey to the 

north-east, 4 storey to the north-west and the remaining building 5-storey. 
 

4.17 The building’s façade will consist of buff brick as well as recessed soldier bond brick features 

between windows. Much of the elements associated with the building will be ‘mid grey’, and 
this includes the windows and doors, rainwater gutters and down pipes, vertical clad walls and 

the proposed flat and pitched roofs. This is shown in the elevations below: 

 
Proposed Elevations 
 

4.18 The proposed design seeks to create a striking and statement building on the gateway into 

Porthcawl which is considered to be supported by the design objectives of TAN 12, as well as 
Policy SP2 of the LDP.  

 
Community Safety  
 

4.19 The building has been positioned in order to facilitate an entrance to the building from the 
south, where the existing access lies – which in turn creates a frontage onto the adjacent 

streetscene to provide natural surveillance to passers-by and residents.  

 
4.20 There are no particular issues of crime or antisocial behaviour relating to the site. 

 
4.21 There are no other known issues of community safety, crime prevention or matters relating to 

the fear of crime that could realistically relate to this development proposal. 
 

Environmental Sustainability  
 

4.22 Energy-efficient heating, cooling, ventilation and lighting systems will be used within the 

building. Energy-efficient light fittings will be used both internally and externally. 
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Access and Movement 
 
Existing Position  
 

4.23 The site already benefits from an existing access from Old Station Road, via a gated access in 

the south west corner. Old Station Road forms a short one-way route around the rear of the 

neighbouring units fronting New Road to the south. The road is approximately 150m in length 
connecting at both ends to New Road. 

 
4.24 Pedestrian access to the site is currently provided at the site access point on Old Station Road, 

connecting directly into the footway running along the northern side of the carriageway.  
 

4.25 Old Station Road has footways of approximately 2m in width along both sides of the 

carriageway, with dropped kerb crossings provided across the junctions with Station Close and 
New Road.  

 
4.26 Cycling in the immediate vicinity of the site is accommodated on-road. The lack of traffic free 

routes in the immediate vicinity is not considered to be a barrier to cycle travel, providing simple 

road safety advice is adhered to, on-road cycling is safe. 
 

4.27 The nearest bus stops are on John Street, located on the eastern side approximately 200m 
from the site. These stops operate with sheltered waiting areas, and provide access to a range 

of regular bus services. 

 
4.28 The nearest train station to the site is Pyle, approximately 6.7km away. The station can be 

reached by the FirstBus service 63 which stops at Pyle Station.  
 

4.29 It is therefore evident that the site can offer potential residents a viable alternative to private 
car travel, with numerous walking, cycling and public transport options available.  

 

Proposed Access 
4.30 The proposals will see the relocation of vehicle access into the site, with the development of a 

new priority T-junction with Old Station Road, at a position in the south east corner of the site. 
 

4.31 Development of the new vehicle access point will result in the loss of the existing on-street 

limited waiting parking spaces located directly south of the site along Old Station Road. It is 
proposed that these spaces will be re-located along Old Station Road, opposite the Ross 

Computing and Betfred units. 
 

4.32 The informal parking area directly to the south west of the site will also be removed as part of 
the site proposals, and replaced with a newly landscaped pedestrian area. This will bring 

potential highway safety improvements to Old Station Road, as the existing informal parking 

area is not controlled or designed to any specific highway design standards. 
 
Pedestrian Access 
 

4.33 A new designated pedestrian access will be provided at the existing vehicle access – which will 

connect directly into the lobby of the proposed apartment units, and will offer an improved 
pedestrian access directly from the adjacent footway.  

 
Car Parking Provision  

 

4.34 Given that the site is very well located to encourage travel by non-car modes of travel, and in 
line with the recent national policy to reduce reliance on private vehicle travel - the proposed 

development will provide a total of 10 parking spaces on site, with 1 space for disabled users.  
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Cycle Parking Provision  
 

4.35 Cycle parking for residents of the proposed development will be provided within a secure and 

covered cycle store, providing space for 20 cycles. This equates to 1 cycle parking space per 
unit, which is in exceedance of the SPG minimum requirements.  

 

4.36 In addition, 2 visitor cycle parking standards will be provided on site.  
 

Summary  
 

4.37 It is considered that the proposed apartment building has been designed to create a striking 
and statement building on the gateway into Porthcawl, whilst enhancing the local character 

and design.  
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5.0 PLANNING POLICY CONTEXT 
 

Introduction 

 

5.1 A review of the planning policy context associated with the site and proposed development (at 
the national and local level) is provided within this section of the Statement. The key planning 

policies of relevance to the consideration of the proposal, at both the national and local level 
are outlined below. 

 
National Planning Policy 

 

5.2 The following policy / guidance documents prepared at the National (Welsh Government) level 
are of relevance to the determination of the application. 

 
Planning Policy Wales (Edition 11 – February 2021) 

 

5.3 Planning Policy Wales (PPW) forms the overarching national planning policy document within 
Wales, providing guidance to Local Planning Authorities (LPAs) for the preparation of 

development plans and the determination of planning applications through their development 
management functions.  

 
Placemaking 
 

5.4 Paragraph 2.8 sets out the key drivers for placemaking, and states: 
 

“Planning policies, proposals and decisions must seek to promote sustainable development and 
support the well-being of people and communities across Wales. This can be done through 
maximising their contribution to the achievement of the seven well-being goals and by using 
the five Ways of Working, as required by the Well-being of Future Generations Act. This will 
include seeking to maximise the social, economic, environmental and cultural benefits, while 
considering potential impacts when assessing proposals and policies in line with the Act’s 
Sustainable Development Principle.” 

  
Paragraph 1.14 sets out The Well-being of Future Generation’s Goals.  

 
The Well-being of Future Generation’s Goals 

 

Creating Sustainable Places 
 

5.5 Paragraph 2.3 states: 
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“The planning system should create sustainable places which are attractive, sociable, 
accessible, active, secure, welcoming, healthy and friendly. Development proposals should 
create the conditions to bring people together, making them want to live, work and play in 
areas with a sense of place and well-being, creating prosperity for all.” 
 

5.6 Paragraph 2.3 states: 

 
“Sustainable placemaking is an inclusive process, involving all of those with a professional or 
personal interest in the built and natural environment, which focuses on developing plans, 
making decisions and delivering developments which contribute to the creation and 
enhancement of sustainable places.” 
 

People and Places: Achieving Well-being Through Placemaking 
 
5.7 There are a number of key planning principles indicated within Figure 3 of Planning Policy Wales 

(PPW) to achieve the right development in the right place. These key planning principles are 
set out with a view to achieve a number of national sustainable placemaking outcomes, as 

explained in paragraphs 2.15-2.20 and outlined in Figure 4. The national sustainable 

placemaking outcomes are: 
 

• “Growing our economy in a sustainable manner 
o Enables the Welsh language to thrive 
o Appropriate development densities 
o Homes and jobs to meet society’s needs 
o A mix of uses 
o Offers cultural experiences 
o Community based facilities and services 

 
• Making best use of resources 

o Makes best use of natural resources 
o Prevents waste 
o Prioritises the use of previously developed 
o land and existing buildings 
o Unlocks potential and regenerates 
o High quality and built to last 

 
• Maximising environmental protection and limiting environmental impact 

o Resilient biodiversity and ecosystems 
o Distinctive and special landscapes 
o Integrated green infrastructure 
o Appropriate soundscapes 
o Reduces environmental risks 
o Manages water resources naturally 
o Clean air 
o Reduces overall pollution 
o Resilient to climate change 
o Distinctive and special historic environments 

• Creating & sustaining communities 
o Fosters economic activity 
o Enables easy communication 
o Generates its own renewable energy 
o Vibrant and dynamic 
o Adaptive to change 
o Embraces smart and innovative technology 

• Facilitating accessible and healthy environments 
o Accessible and high-quality green space 
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o Accessible by means of active travel 
o and public transport 
o Not car dependent 
o Minimises the need to travel 
o Provides equality of access 
o Feels safe and inclusive 
o Supports a diverse population 
o Good connections 
o Convenient access to goods and services 
o Promotes physical and mental health well-being” 

 
5.8 Figure 5 of PPW sets out themes that collectively contribute to placemaking which include 

strategic and spatial choices, productive and enterprising places; distinctive and natural places 

and active and social places. Para. 2.24 states that “These themes draw together the linkages 
between planning policies to make it clear how individual components contribute to 
placemaking.” 
 

5.9 Figure 6 on page 20 outlines how PPW should be used to achieve sustainable places in diagram 

format: 

 
PPW Figure 6 

 

5.10 Figure 7 sets out that sustainable benefits of development should be considered in the decision-
making process, assessing social, economic, cultural and environmental considerations. More 

specifically, para. 2.27 outlines a number of key factors in the assessment process, including. 

 
Social Considerations 

 

• Who are the interested and affected people and communities; 

• How does the proposal change a persons way of life, which can include: 

– how people live, for example how they get around and access services; 

– how people work, for example access to adequate employment; 

– how people socialise, for example access to recreation activities; and – how people 

interact with one another on a daily basis 

• Who will benefit and suffer any impacts from the proposal; 
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• What are the short and long-term consequences of the proposal on a community, 

including its composition, cohesion, character, how it functions and its sense of place; 

and; 

• How does the proposal support development of more equal and more cohesive 

communities. 

 

Economic Considerations 
 

• Whether, and how far, the development will help redress economic disadvantage or 
support regeneration priorities, for example by enhancing local employment 
opportunities or upgrading the environment;  

• The contribution the development would make to achieving wider strategies, 

for example the growth or regeneration of certain areas; 

• The contribution this economic activity will have to wider policy goals; and  

• How the proposal would support the achievement of a more prosperous, low carbon, 

innovative and resource efficient Wales. 

Cultural Considerations 

• How far the proposal supports the conditions that allow for the use of the Welsh 
language;  

• Whether or not the development protects areas and assets of cultural and historic 
significance;  

• Have cultural considerations and their relationships with the tourism industry been 
appropriately maximised;  

• If the proposal protects areas known for their cultural value in terms of music, 
literature, sport and the arts; and  

• Vibrant cultural experiences. 
 

Environmental Considerations 

 

• Will important features of the natural and built environment be protected and 
enhanced;  

• Are the environmental impacts of development on health and amenity limited 
to acceptable levels and the resilience of ecosystems improved;  

• Is environmental protection for people and natural resources, property and 
infrastructure maximised and environmental risks prevented or appropriately 
managed;  

• Will high standards of restoration, remediation, decommissioning and beneficial after 
uses be achieved;  

• Will the depletion of non-renewable resources be minimised, waste prevented and the 
efficient and most appropriate use of materials made and re-use and recycling 
promoted;  

• Will the causes and impacts of climate change be fully taken into account through 
location, design, build, operation, decommissioning and restoration; and  

• Does it support decarbonisation and the transition to a low carbon economy. 
 

Design 
 

5.11 Para. 3.3 states: 
 

“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 



Planning Application: Old Station Yard, Porthcawl December 2021 
Proposed Residential Development  
Planning, Design and Access Statement  Page 33 of 50 

 

 

 
 

people and places. To achieve sustainable development, design must go beyond 
aesthetics and include the social, economic, environmental, cultural aspects of the 
development, including how space is used, how buildings and the public realm support 
this use, as well as its construction, operation, management, and its relationship with 
the surroundings area.” Paragraph 3.4 sets out the above in an illustrative / 

diagrammatic manner. 

 
  

 

5.12 Figure 7 of PPW11 states the objectives of good design. These include considering access, 

movement, environmental sustainability, community safety and character.  

 
5.13 Para. 3.7 outlines that “Developments should seek to maximise energy efficiency and the 

efficient use of other resources (including land), maximise sustainable movement, minimise the 
use of non-renewable resources, encourage decarbonisation and prevent the generation  
of waste and pollution.” 
 
Accessibility  
 

5.14 Para. 3.49 states: 

 
“Spatial strategies should support the objectives of minimising the need to travel, 
reducing reliance on the private car and increasing walking, cycling and use of public 
transport. Spatial strategies should be informed by the development of an integrated 
planning and transport strategy, which takes into account the transport considerations 
set out in the Active & Social Places chapter 4, as well as the transport infrastructure 
considerations contained in the Productive & Enterprising Places chapter 5.” 

 
 Previously Developed Land 

 

5.15 Para. 3.55 states: 
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“Previously developed (also referred to as brownfield) land (see definition overleaf) 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.” 
 
Housing 
 

5.16 Para. 4.2.2 states: 
 

• identify a supply of land to support the delivery of the housing requirement to meet 
the differing needs of communities across all tenures;  

• enable provision of a range of well-designed, energy efficient, good quality market and 
affordable housing that will contribute to the creation of sustainable places; and  

• focus on the delivery of the identified housing requirement and the related land 
supply.” 

 
Affordable Housing 
 

5.17 Para. 4.2.25 states: 

 
“A community’s need for affordable housing is a material planning consideration which must 
be taken into account in formulating development plan policies and determining relevant 
planning applications. Affordable housing for the purposes of the land use planning system is 
housing where there are secure mechanisms in place to ensure that it is accessible to those 
who cannot afford market housing, both on first occupation and for subsequent occupiers.” 
 
Public Transport 
 

5.18 Para. 4.1.37 states: 

 
“Planning authorities must direct development to locations most accessible by public transport. 
They should ensure that development sites which are well served by public transport are used 
for travel intensive uses, such as housing, jobs, shopping, leisure and services, reallocating 
their use if necessary. In rural areas, planning authorities should designate local service centres, 
or clusters of settlements where a sustainable functional linkage can be demonstrated, as the 
preferred locations for new development.” 
 

Future Wales: The National Plan 2040  
 

5.19 Future Wales: The National Plan 2040 was adopted in February 2021 and replaces the Wales 
Spatial Plan as the national development framework setting the direction for development in 

Wales up to 2040. Future Wales represents the highest tier of development plan and focuses 
on solutions at a National Scale setting out a framework which will inform Strategic 

Development Plans at a regional level and Local Development Plans (LDPs) at local authority 

level.  
 

5.20 The document consists of a development plan which aims to set out a strategy for addressing 
key national priorities through the planning system. These include, but are not limited to, 

developing a vibrant economy and improving the health and well-being of communities. The 

document is aware of challenges including the climate emergency and the ongoing effects of 
the global health pandemic and, in fact, aims to re-energise the economy in a sustainable way. 
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Policy 2 – Shaping Urban Growth and Regeneration – Strategic Placemaking 

 

5.21 The growth and regeneration of towns and cities should positively contribute towards building 

sustainable places that support active and healthy lives, with urban neighbourhoods that are 

compact and walkable, organised around mixed-use centres and public transport, and 
integrated with green infrastructure. 
 

5.22 It is outlined that urban growth and regeneration should be based on the following strategic 

placemaking principles: 
 

• creating a rich mix of uses;  

• providing a variety of housing types and tenures;  

• building places at a walkable scale, with homes, local facilities and public transport 

within walking distance of each other;  

• increasing population density, with development built at urban densities that can 
support public transport and local facilities;  

• establishing a permeable network of streets, with a hierarchy that informs the nature 

of development;  

• promoting a plot-based approach to development, which provides opportunities for the 
development of small plots, including for custom and self-builders; and  

• integrating green infrastructure, informed by the planning authority’s Green 

Infrastructure Assessment 

 

Policy 7 – Delivering Affordable Homes 

 

5.23 It is outlined the Welsh Government will increase delivery of affordable homes by ensuring that 

funding for these homes is effectively allocated and utilised.  
 

5.24 In response to local and regional needs, the framework states that authorities should identify 

sites for affordable housing led developments and explore all opportunities to increase the 
supply of affordable housing.  

 

Policy 33 – National Growth Area – Cardiff, Newport and the Valleys  

 

5.25 The Welsh Government supports co-ordinated regeneration and investment in the Valleys area 
to improve well-being, increase prosperity and address social inequalities. The Welsh 

Government will work with regional bodies, local authorities, businesses, the third sector, 

agencies and stakeholders to support investment, including in the manufacturing sector, and 
to ensure a regional approach is taken to addressing socio-economic issues in the Valleys. The 

Welsh Government supports development in the wider region which addresses the 
opportunities and challenges arising from the region’s geographic location and its functions as 

a Capital Region. 

 
Technical Advice Notes  

 
5.26 Technical Advice Notes (TANs) supplement the policy principles of PPW and add further detail 

on issues which might affect development potential of the site. TANs which are considered 
relevant to the proposal and should therefore be given weight are: 

 
TAN Title 

TAN 6 Planning for Sustainable Rural Communities (2010) 

TAN 12 Design (2016) 

TAN 18 Transport (2007) 

TAN 23 Economic Development (2014) 
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TAN 12 – Design (2016) 
 

5.27 Further detailed guidance on the objectives of good design is provided within TAN 12. The 

objectives of good design are set out within the following categories: 
 
Access 

• Ensuring ease of access of all. 
 
Movement 

• Promoting sustainable means of travel. 
 
Sustaining or Enhancing Local Character 

• Promoting legible development; 

• Promoting a successful relationship between public and private space; 

• Promoting quality, choice and variety; 

• Promoting innovative design. 

 
Community Safety 

• Ensuring attractive, safe public spaces; 

• Security through natural surveillance. 

 

Environmental Sustainability 
• Achieving efficient use and protection of natural resources; 
• Enhancing biodiversity; 
• Designing for change. 

 

TAN 18 – Transport (2007) 
 

5.28 This TAN describes how to integrate land use and transport planning, it explains how transport 

impacts should be assessed and mitigated. It includes advice on transport related issues when 
planning for new development including integration between land use planning and transport, 

location of development, parking and design of development. Also, on walking and cycling, 
public transport, planning for transport infrastructure, assessing impacts and managing 

implementation. 
 

TAN 23 – Economic Development (2014) 
 

5.29 This guidance defines economic development as anything that that generates wealth, jobs 
and income. Tan 23 sets out guidance for LPA’s when putting together Development Plans 
and planning for economic developments. 
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Local Planning Policy 

 
5.30 The following policy / guidance documents prepared at the local (Bridgend County Borough 

Council) level is deemed to be of relevance. 
 
Bridgend Local Development Plan (LDP) 2006-2021 (adopted 18th September 2013) 

 
5.31 An extract of the Bridgend LDP Proposals Map is provided below.  

 
 

 
 

Bridgend LDP Proposals Map (Site location in Red) 
 

Bridgend Local Development Plan Proposals Map Legend 

Key Description 

 

Retail and Commercial Hierarchy 
 

Residential Development Site 

 

Regeneration and Mixed-Use Development 
 

Transportation Proposal – Walking and Cycling 

 

5.32 To summarise, in terms of the sites designations the site is; 
 

• Located within the settlement boundary of Porthcawl  

• Located within Regeneration and Mixed-Use Development area 

• Allocated for Residential Development. 

 
Relevant Policies  

 
5.33 On the basis of the above, it is considered that the following policies are considered to be of 

direct relevance.  
 

Ref. Title Summary 

SP1 
Regeneration-Led 
Development  

Strategic Policy 1 seeks to ensure that new developments in Bridgend County 
Borough are distributed according to the LDP Spatial Strategy. The policy states 
that focussing development in identified regeneration areas will deliver better 
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Supplementary Planning Guidance 

 
5.34 Bridgend Council has prepared and adopted Supplementary Planning Guidance (SPG) 

which provides additional policy advice to be read in line with the LDP. The following SPG’s 
are considered to be of relevance to the site and proposed development: 

overall outcomes and a more sustainable pattern of development for the County 
Borough as a whole. 

PLA1 
Settlement Hierarchy 
and Urban Management  

Policy PLA1 sets out that development will be permitted within settlement 
boundaries at a scale commensurate with the role and function of settlements. 
The site is located within ‘Bridgend’ is set out as the primary key settlement 

PLA2 
Implementation of 
Regeneration Strategies 

Policy PLA2 states that development likely to have an unacceptably detrimental 
impact on the implementation of a regeneration strategy/ 
programme will not be permitted.  

PLA3 
Regeneration and 
Mixed-Use Development 
Schemes 

Policy PLA3 states that ‘The regeneration of brownfield and under-utilised sites 
within defined settlements that provide an appropriate mix of land uses will be 
permitted. The following sites are specifically allocated for regeneration and 
mixed use schemes: 
  
• Porthcawl Strategic Regeneration Growth Area 

PLA11 Parking Standards  
All development will be required to provide appropriate levels of parking. This 
should be in accordance with adopted parking standards. 

PLA3  
Regeneration and Mixed 
Use Development  

Policy PLA3 seeks to encourage the regeneration of brownfield and under-
utilised sites within defined settlements. The policy identifies areas that are 
specifically allocated for regeneration and mixed use schemes.   

SP2 
Design and Sustainable 
Place Making 

Strategic Policy SP2 makes clear that all development within the County should 
contribute to creating high quality, attractive, sustainable places which enhance 
the community in which they are located, whilst having full regard to the 
natural, historic and built environment. 

SP3 
Strategic Transport 
Planning Principles 

Strategic Policy 3 states that all development proposals should promote safe, 
sustainable and healthy forms of transport through good design, enhanced 
walking and cycling provision, and improved public transport provision. 

SP12 Housing 
Strategic Policy 12 sets out that provision will be made for 9,690 new dwellings 
in Bridgend including approximately 1,370 units for affordable housing. 

COM1 

Residential Allocations in 
the Strategic 
Regeneration Growth 
Areas 

Policy COM1 details the sites that are allocated for residential development in 
the 4 Strategic Regeneration Growth Areas in the period up to 2021. The policy 
incorporates an estimated number of units for each allocation.  

COM3 
Residential re-use of a 
Building or Land 

In line with Policy COM3, residential developments within settlement 
boundaries on ‘windfall’ and ‘small scale’ sites for the re-use of vacant or under-
utilised land will be permitted where no other LDP policy protects the building 
or land for an existing or alternative use. 
 

COM4 Residential Density 

It is set out in Policy COM4 that ‘on sites exceeding 0.15 hectares in size new 
residential developments will be built at a density of at least 35 dwellings per 
hectare. A lower density level may be accepted as a requirement of design, 
physical or infrastructure constraints or where it can be demonstrated there is 
a particular lack of choice of housing types within a local community.’ 
 

COM5 Affordable Housing  

Policy COM5 states that where a local need is demonstrated, the Council will 
expect an appropriate element of 'affordable housing' to be provided on sites 
capable of accommodating 5 or more dwellings or exceeding 0.15 hectares in 
size. 

Title  Summary  

Affordable Housing 
(2015) 

This guidance sets out how the Council will expect affordable housing to be delivered 
as part of new residential developments within the County Borough of Bridgend. 
It also clarifies the circumstances in which development viability will be considered as 
part of the planning process. 

Places to Live - 
Residential Design Guide 
(2014)  

This guidance has been prepared in order to set out the framework of design 
considerations in relation to new residential development in Swansea.  

Planning for Community 
Safety (2012)  

This guidance has been prepared in partnership with South Wales Police to give 
guidance to all those involved in the built environment on the key issues to be 
considered in creating a safe environment where people can experience the best 
possible quality of life.  
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Planning Obligations 
(2010)  

This guidance has been prepared in order to set out how the Council will use 
obligations to ensure that, where necessary, the impact of development is mitigated by 
appropriate improvements to local infrastructure, facilities or services.  

Car Parking Standards 
(2012)  

The aim of the guidance is to ensure that parking provision for new development 
meets regional standards.  
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6.0 MATERIAL CONSIDERATIONS  
 
6.1 Having regard to the above, the key planning considerations arising from the proposed 

development (considering the previous outline application, nature and form of the revised 

proposed development and the consideration of the planning policy context) are considered to 
be as follows: 
 

• Principle of Development; 
o Previous Planning History 

o Planning Policy 

• Design and Visual Impact; 

• Highways and Access, and Parking; 

• Noise; 

• Drainage; 

• Ecology; and 

• Other Material Considerations.  
 

6.2 These issues are discussed in further detail below. 

 
Principle of Development 

 
Previous Planning History  
 

6.3 As highlighted in Chapter 4 of this Statement, there are a range of national planning policies 

which the development will be assessed against. 

 
6.4 As aforementioned, the site and its surroundings have existing planning history that comprises 

of previous proposals that were recommended for approval / approved upon appeal. These 
applications are relevant and can be used to form a basis of comparison for the determination 

of the acceptability of this proposal.  

 

6.5 Application P/06/1451/FUL was determined based on the following policies: COM5, COM11, 

SP2 of the Local Development Plan and SPG13 – Affordable Housing. The application was 
recommended for approval because the development complied with Council policy and 

guidelines and did not adversely affect privacy or visual amenities nor so significantly harms 

neighbours’ amenities as to warrant refusal. Application P/12/537/FUL was determined based 
on the following policies from Bridgend’s previous Unitary Development Plan: R1, R2, EV45 and 

H5 – Conversion of existing buildings for residential development. The application was 
recommended for approval because the development complies with the Council policy and 

guidelines. Specifically, the proposal met the criteria of policy H5: the design of the conversion 

was kept consistent with the surroundings to ensure the character of the area was sustained 
and there was satisfactory provision for access and parking.  

 

6.6 The approval of residential development via the medium of planning applications 

P/06/1451/FUL and P/12/537/FUL demonstrates that the principle of residential development 

is not only acceptable, but actively welcomed, by the Local Planning Authority at this location. 
As the proposed development does not deviate entirely in terms of scale and density, from 

what was considered acceptable on two separate occasions by the Local Planning Authority, it 
is evident that the scheme is acceptable in principle. 

 

6.7 Therefore, the above two applications should be considered and given weight in the 
determination of this application due to its similarity of location, proposal and policy considered 

compared to the proposed development.  
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Planning Policy  
 

6.8 First and foremost, the site is allocated for residential development as stated by COM 1(29) of 

Bridgend’s LDP – therefore, in principle the proposed re-development of this site to 
accommodate and provide residential apartments has already been considered acceptable by 

this allocation.  

 
6.9 In addition, and given the proximity to, albeit not located within the Strategic Regeneration 

Area of Porthcawl as defined in the LDP, the proposal of the site can therefore be considered 
as a regeneration initiative as it is proposing 20 new mixed use residential units in a strategic 

area of Porthcawl.  

 

6.10 In addition to the schemes alignment with the spatial and regeneration objectives of Policies 

SP1 and PLA3, Policy SP12 carries considerable weight as it seeks to ensure provision is made 
for sufficient housing delivery over the plan period.  Policy SP12 states that provision will be 

made for the development of 9,690 new dwellings in Bridgend County Borough up to 2021, 

with these dwellings to be distributed in accordance with Strategic Policy SP1, Regeneration-
Led Development. Policy SP12 goes on to identify that approximately 1,370 units of affordable 

housing will be delivered through the planning system to meet the needs of the County 
Borough.  

 

6.11 The supporting text to Policy SP12 provides further detailed guidance in relation to how Policy 
SP12, and the wider LDP supports the delivery of affordable housing with the relevant extract 

included below:  
 

In order to create mixed and balanced communities housing choice should be 
maximised to provide for a range of sizes, types and tenures of accommodation that 
can increase access to affordable and decent new homes. The “Bridgend Local Housing 
Market Assessment (LHMA) (2009)” shows that a significant proportion of the 
County Borough’s population is unable to meet their housing needs through 
the private housing market. The Bridgend LHMA update 2012 indicates an annual 
shortfall of 1,762 affordable dwellings per annum. Whilst the planning system will 
not make up this shortfall in total it will play an important role in meeting this 
need. Through the LDP the Council will expand opportunities to maximise 
the provision of affordable housing in respect of both social rented and 
intermediate housing for rent and for sale. (GJP emphasis) 

 

6.12 When considered against the objectives of Policy SP12, it is evident that the proposal represents 
a policy compliant opportunity to maximise the provision of affordable housing, thereby making 

an important contribution to meeting the residual needs that the Council accepts cannot be 

met through the planning system alone.  
 

6.13 The current site is an unused brownfield site that acts as an eyesore situated on the entrance 
to Porthcawl. It is therefore considered to be unviable. The site falls within the boundary of 

Porthcawl Strategic Regeneration Growth Area, as classified within the LDP.  

 

6.14 Linking the above to the proposed quantum of development of 20 apartments, compared to 

the allocation of 11 units – which is a guide, the increase in units should be considered a ‘bonus’ 
to the housing delivery of the County and in Porthcawl which in a localised manner, has fallen 

short in the LDP timeframe. Linking to Policy COM4 states that ‘on sites exceeding 0.15 hectares 
in size new residential developments will be built in a density of at least 35 dwellings per 
hectare. A lower density level may be accepted as a requirement of design, physical or 
infrastructure constraints or where it can be demonstrated there is a particular lack of choice 
of housing types within a local community.’ 
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6.15 Whilst this site is not quite 0.15 ha (rather it is 0.1ha), it is previously developed and in an 

extremely urban setting. Therefore, it is considered that a high density should be applied to 
ensure the site is effectively used – in line with PPW 11 and the LDP.  

 

6.16 The proposed mixed-use development would improve the landscape, creating a more attractive 

environment that would provide a more appealing gateway to Porthcawl and thus making it a 

viable site. The principle of development meets the regeneration criteria outlined in Policy SP1 
of the LDP. More specifically, it is in line with Policy PLA3 (Regeneration and Mixed-Use 

Development Schemes).  

 

6.17 On the whole, it is considered that the principle of this development is wholly compliant with 

the current PPW11 objectives, and those objectives defined in the currently adopted LDP for 
BCBC. 

 
Design  

 
6.18 As outlined above, the building will take the form of various levels, consisting of 3 storey to the 

north-east, 4 storey to the north-west and the remaining building 5-storey. 

 
6.19 The building’s façade will consist of buff brick as well as recessed soldier bond brick features 

between windows. Much of the elements associated with the building will be ‘mid grey’, and 

this includes the windows and doors, rainwater gutters and down pipes, vertical clad walls and 
the proposed flat and pitched roofs. This is shown in the elevations below: 

 
Proposed Elevations 

6.20 The proposed design seeks to create a striking and statement building on the gateway into 

Porthcawl which is considered to be supported by the design objectives of TAN 12, as well as 

Policy SP2 of the LDP.  
 

6.21 The proposed design of the building is further illustrated within the illustrations provided 
overleaf: 
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South Elevation 

 

Residential Amenity  
 
6.22 In terms of Amenity impacts on existing residents, it is considered that the redevelopment of 

the site in the first instance will be an opportunity of betterment and the removal of what once 

was a noisy neighbour, cleaning up a site which has been subject to anti-social behaviour in 

recent years as well as remove the existing built form off the site and improve the current 
separation distances between the proposed built form and the existing dwellings to the north.  

 
6.23 In terms of the proposed building structure and ethos, the north-eastern part of the building 

has purposefully been designed to be 3-storey to emulate that of the existing built form to the 
north. This entity of the building is further south that the current warehouse present, and this 

approach is considered a general improvement for the adjacent neighbours.  

 

6.24 The north-western part of the building is again purposefully designed at 4-storeys to create a 

‘step down’ to the newly completed scheme to the east. Fenestration on this eastern elevation 
are primarily bedroom windows (which can be restricted / non- opening windows), as well as 

smaller kitchen windows required for ventilation. It is considered there would be no material 

harm to any existing residents on the eastern side of this proposal.  

 

6.25 The 5-storey element of the building is purposefully located adjacent to the A4106 to create 
the gateway feature into Porthcawl. The southern aspect of this general elevation is seeking to 

make the most of solar gain with high-level glazing. In terms of the northern elevation of the 

5-storey element, there will be fenestration detailing provided for outlook, which would mainly 
comprise small windows for the lounge / kitchen area (with the main large window on the 

western elevation for these apartments) and then a bedroom window which would be again 
restricted or non-opening. It is considered that there would be sufficient separation distance 

between these windows and the private amenity gardens to the north. However, further and 

appropriate treatment to bespoke windows on the northern elevation can be considered. 
 

Highways & Transport  
 

6.26 A Transport Statement has been undertaken by Corun Associates in support of the proposed 

scheme to examine the highway and transportation issues associated with the development.  
 

Existing Position  
 

6.27 The site already benefits from an existing access from Old Station Road, via a gated access in 
the south west corner. Old Station Road forms a short one-way route around the rear of the 
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neighbouring units fronting New Road to the south. The road is approximately 150m in length 

connecting at both ends to New Road. 
 

6.28 Pedestrian access to the site is currently provided at the site access point on Old Station Road, 
connecting directly into the footway running along the northern side of the carriageway.  

 

6.29 Old Station Road has footways of approximately 2m in width along both sides of the 
carriageway, with dropped kerb crossings provided across the junctions with Station Close and 

New Road.  
 

6.30 Cycling in the immediate vicinity of the site is accommodated on-road. The lack of traffic free 
routes in the immediate vicinity is not considered to be a barrier to cycle travel, providing simple 

road safety advice is adhered to, on-road cycling is safe. 

 
6.31 The nearest bus stops are on John Street, located on the eastern side approximately 200m 

from the site. These stops operate with sheltered waiting areas, and provide access to a range 
of regular bus services. 

 

6.32 The nearest train station to the site is Pyle, approximately 6.7km away. The station can be 
reached by the FirstBus service 63 which stops at Pyle Station.  

 
6.33 It is therefore evident that the site can offer potential residents a viable alternative to private 

car travel, with numerous walking, cycling and public transport options available.  

 

Access / Car Parking 

6.34 The proposals will see the relocation of vehicle access into the site, with the development of a 

new priority T-junction with Old Station Road, at a position in the south east corner of the site. 
 

6.35 Development of the new vehicle access point will result in the loss of the existing on-street 

limited waiting parking spaces located directly south of the site along Old Station Road. It is 
proposed that these spaces will be re-located along Old Station Road, opposite the Ross 

Computing and Betfred units. 
6.36 The informal parking area directly to the south west of the site will also be removed as part of 

the site proposals, and replaced with a newly landscaped pedestrian area. This will bring 
potential highway safety improvements to Old Station Road, as the existing informal parking 

area is not controlled or designed to any specific highway design standards. 

 
Pedestrian Access 
 

6.37 A new designated pedestrian access will be provided at the existing vehicle access – which will 

connect directly into the lobby of the proposed apartment units, and will offer an improved 

pedestrian access directly from the adjacent footway.  
 

Car Parking Provision  
 

6.38 The proposed site falls within Parking Zone 4, within the Bridgend Parking Standards SPG 

(2011). For residential apartment developments, the Zone 4 parking standards identify a 
maximum requirement of 1 parking space per bedroom for residents, and a maximum 1 parking 

space per 5 units for visitors.  
 

6.39 Based on these standards, the proposed development would require a maximum of 27 car 
parking spaces – 23 spaces for residents and 4 spaces for visitors.  
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6.40 Appendix 5 of the SPG document also identifies a ‘Sustainability Assessment’ that can be 

undertaken for proposed developments, which can be used to calculate parking reductions that 
can be applied to the BCBC standards, at more accessible sites. 

 
6.41 A Sustainability Assessment has been conducted for the proposal, which identifies a high 

sustainability score of 13, allowing for a reduction of up to 2 parking spaces per dwelling.  

 
6.42 These parking standards however represent the maximum level of parking to be provided at a 

development. The SPG was published before the more recent Future Wales: The National Plan 
2040 and PPW11 which identify that parking standards should be applied flexibly and allow for 

the provision of lower levels of parking and the creation of high quality spaces.  
 

6.43 As such, the site is very well located to encourage travel by non-car modes of travel, and in 

line with the recent national policy to reduce reliance on private vehicle travel. Therefore, the 
proposed development will provide a total of 10 parking spaces on site, with 1 space for 

disabled users.  

 

Cycle Parking Provision  

6.44 Cycle parking for residents of the proposed development will be provided within a secure and 

covered cycle store, providing space for 20 cycles. This equates to 1 cycle parking space per 
unit, which is in exceedance of the SPG minimum requirements.  

 
6.45 In addition, 2 visitor cycle parking standards will be provided on site.  

 

Highway Safety 

6.46 The accompanying Transport Statement sets out the estimated trip generation associated with 
the proposed development. The predicted weekday total vehicular trip generation is shown 

within the table overleaf: 
 

 
Extract of estimated vehicular trip generation 

 
6.47 The above table evidences that the proposed development is predicted to generate just 5 two-

way vehicular trips during the typical weekday highway AM peak hour, and just 4 two-way trips 
during the typical weekday highway PM peak hour, with a total of 49 two-way vehicular trips 

over the 12-hour daily period (07:00-19:00).  
 

6.48 The predicted number of trips, which represents one movement over 12 minutes in the worst 

case AM peak hour, clearly reinforces that the proposed car parking level as car usage is very 
low.  

 
6.49 In addition to the above, the Transport Statement sets out and assesses the existing vs 

proposed position, insofar as trip generation is concerned. This is shown within the table below, 

which outlines that the proposed change in use of the site will result in a reduction of -78 two-
way vehicular trips over the 12-hour weekday period.  
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Calculated differences between existing and proposed use 

 

6.50 It is therefore concluded that the proposed development will have a positive impact on the 
local highway network, by generating less traffic demand than the existing use on site. The site 

will therefore have a positive impact on the capacity of the local road network as it offers a 
betterment.  

 

Ecology  
 

6.51 Soltys Brewster Ecology have undertaken an Ecological appraisal of the site – given that it is 
proposed to demolish the existing building, alongside the provision of a new residential 

apartment block.  
 

6.52 An ecological desk study and daytime inspection survey were undertaken in September 2021. 

 
6.53 The daytime inspection undertaken at Old Station Road did not identify any evidence to suggest 

current or historical use of the building by roosting bats.  However, birds (Pigeons) were noted 
nesting within the upper floors of the building. 

 

6.54 As noted within the Report, parts of the building were in a poor condition and as a result, offer 
easy access for either of these groups. The fire damaged western extent of the building as well 

as the damaged cladding on the eastern face may provide some features to support a small 
number of roosting bats.  

 
6.55 Based on the above, he Report outlines that the building is categorised as having negligible/low 

potential to support bat roosts.  

 
6.56 The small size of the site and lack of semi-natural habitats / green space in the immediate 

vicinity of the site is such that only low levels of bat foraging would be predicted in the 
immediate locality and that the likelihood of the building being use by roosting bats was 

minimal. 

 
6.57 The building has been assessed as negligible/low impact, and typically those of low require a 

single survey visit – however, the likelihood is considered to be minimal and a precautionary 
approach to demolition is considered appropriate.  

 

Noise 
 

6.58 An acoustic survey has been commissioned and the outcome and findings will be explored, and 
presented through the formal submission of the planning application. Appropriate mitigation, if 

necessary, will feature on submitted drawings. 
 

Drainage  

 
6.59 A Drainage Strategy has been undertaken by Spring Design, and an extract of the strategy plan 

is provided below: 
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6.60 In short, the drainage strategy proposes rain gardens to the north as well as permeable paving 

throughout the car park and follows the SAB principles. A separate Sab application will be 
submitted in due course.  

 
Other Considerations  

 

 Flood Risk 
 
6.61 Consultation of the Natural Resources Wales (NRW)’s Flood Map for Planning indicates that the 

site falls within Zone A which is ‘considered to be at little or no risk of fluvial or coastal / tidal 

flooding’. An extract is provided overleaf with the site marked in red. 
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Extract from NRW Development Advice Map  

 

 Heritage  
 

6.62 As shown in Historic Wales’ map, there are no heritage assets located within the site boundary 

of the proposed development.  
 

Extract from Historic Wales Map 

 
6.63 The closest structure of archaeological / historical importance is the Porthcawl-Dyffryn Llynfi 

Railway that is located 50m southwest of the site.  
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7.0 SUMMARY AND CONCLUSIONS  
 
7.1 Having regard to the above, and in summary, it is considered that the proposed development 

should be acceptable and appropriate in this location, and there are several material 

considerations in support of the application, which include the following: 
 

• The site is located within the defined settlement of Porthcawl, and allocated for 

residential development, and within a locality where there is significant and pressing 
need for additional affordable housing / demographic dependant housing, therefore, 

the principle of developing the site as for affordable housing would be acceptable in 
principle in terms of the LDP;  

• The site, consisting of vacant underutilised land within an existing urban area, would 

conform with National and Local planning policy objectives favouring the re-

development of previously developed land; 

• The proposal would make a meaningful contribution to the housing shortage, and 
affordable housing need in the short term, with both Paramount and V2C promoting 

the site with a view to delivering the scheme in the short term; 

• The site is located within a sustainable and accessible location;  

• The site is closely linked to existing active travel routes, and will see localised footway 
improvements along the site frontage to the betterment of existing and future residents 

/ users of the street; 

• The proposed material palette will be developed with a view to enhancing the area’s 
visual amenity; 

• The proposed siting and scale of the proposal has, and will continue to be, carefully 

designed to account for any residential amenity impacts to future users and of residents 

neighbouring the site;  

• Appropriate parking will be provided, alongside excellent cycle provision;   

• It is not envisaged that there would be any adverse impacts in respect of flood risk, 

drainage, highways or other technical matters.   

 

7.2 Having regard to the above material considerations, it is considered that the proposed 
development represents an appropriate and a wholly policy compliant scheme, which makes 

good use of this existing site. 

 
7.3 Accordingly, it is therefore considered that the proposed development is acceptable, and we 

would respectfully request that the application be approved. 



 
 

 

 

 

 


