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LDP Rep: 1049 

Representor Name: Chris Jackson 

Organisation (if applicable): Renewable Energy Systems Ltd 

Type of Representor: Developer 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

1049 
 

2: Do you have any comments to make on the growth strategy? 

ID  

1049 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

1049 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

1049 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

1049 
 

6: Do you have any comments to make on the employment strategy? 

ID  

1049 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1049 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID See accompanying information 

1049 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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1049 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1049 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

1049 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1049 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

1049 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID see accompanying info 

1049 
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Communications, Marketing and Engagement 

Bridgend County Borough Council 

Civic Offices 

Angel Street 

Bridgend 

CF31 4WB 

 

26 July 2021 

 

 

 

Dear Sirs, 

 

Bridgend CBC Replacement Local Development Plan Consultation 

 

I enclose a response to the Replacement Local Development Plan Draft on behalf of Renewable Energy 

Systems Ltd. 

 

I would be grateful if you will acknowledge receipt of our response.  

 

 

Yours faithfully, 

 

Chris Jackson 

Senior Development Project Manager 

 

 

Enc 
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Renewable Energy Systems Ltd Response to Bridgend CBC Replacement Local Development Plan Draft 

 

1. Renewable Energy Systems Ltd (RES) is the world’s largest independent renewable 

energy company active in onshore and offshore wind, solar, energy storage and 

transmission and distribution.  A British company, headquartered in the UK and at 

the forefront of the industry for almost 40 years, RES has delivered more than 21GW 

of renewable energy projects across the globe and supports an operational asset 

portfolio exceeding 10GW worldwide for a large client base.  From our local office 

in Cardiff, RES has been at the forefront of wind farm development in Wales since 

the early 1990s and has developed a number of projects across the country.   

 

2. As a company actively promoting renewable energy projects throughout Wales, and 

indeed having a current Development of National Significance project inside 

Bridgend CBC, is concerned about the rationale, evidence base, policy interpretation 

and policy wording in respect of renewable energy projects in the County. As such it 

submits formal objections to a number of policies and supporting text in the Deposit 

Draft for consultation (DD) in this consultation stage. RES has examined the 

Renewable Energy Assessment (REA), to which reference is made on a number of 

occasions in the DD and on which reliance is placed by the Council at various stages 

for its policy formulation and target setting. It is necessary for RES to refer where 

necessary to this document in the formulation of its objections. 

 

3. The first key point is that under LS3 – under key environmental issues – there is the 

statement that there is a need to consider the increasing development pressure for 

wind farms in Valleys areas in the context of appropriate siting and design to 

minimise visual impacts on scenic landscapes.  This seems to reflect some of the 

stakeholder comments in the REA about the Valleys having had more than their fair 

share of wind energy – and that was before the Future Wales: The National Plan 

2014 Pre-Assessed Areas (PAAs) were devised bringing development much closer 

to them.  Already by this point in 2.6.5 there is reference a couple of pages earlier 

identifying Future Wales as a key driver of policy, but without referring to its key 

role for national and local planning policy of the PAAs, or indeed the fact that Future 

Wales is now part of the statutory development plan at a higher level than the LDP. 

Nor is there any reference to the PAAs in NR5 on renewable energy, although there 
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is a cross-reference to the REA. RES suspects that these only partial references to the 

most important change in Welsh planning on renewable energy for at least 16 years 

reflect the fact that the REA was being prepared while the ARUP Studies for Future 

Wales were emerging and that the REA was finalised at a time when Future Wales 

still contained an approach of Priority Areas for wind and solar rather than the final 

version early in 2021 when the PAAs were confirmed.  

 

4. Policy SP3 on page 60 identifies the need  to respond to the climate emergency by 

maximising opportunities for renewable and low carbon energy generation, which 

sits rather uncomfortably with the REA and its reduction in the potential for wind in 

the unrealistic hope that the loss of potential wind energy can be made up by more 

reliance on solar. 

 

5. In  the section on renewable energy from page 155, it can be seen  that the Council 

has followed  the REA view that it was unlikely that the Council could reach its 

target of meeting all its energy demands from renewable and low carbon sources due 

to the impracticalities of deploying solar panels in large enough numbers – and 

hence it would have to rely on electricity generated in other parts of the country and 

offshore to meet the shortfall. This is in 5.4.80 but in 5.4.81 they go on to say that 

“with this in mind” they have set ambitious renewable energy development targets to 

maximise local resources. That is a non-sequitur from the previous paragraph and 

just does not sit comfortably with the preceding paragraph and indeed the details of 

the REA. If you have identified a large onshore wind resource through the REA, and 

you basically need every MW that you can deliver if you are to approach the 2033 

targets of meeting all your energy needs from renewable and low carbon sources, 

then “ambitious” renewable energy targets should mean just that and not the 

approach taken here. The Council has clear evidence from Government that it is to  

host  extensive areas which on landscape grounds are deemed suitable for large-scale 

development, but as regards the remainder of their area their whole approach to 

landscape sensitivity essentially puts all but two of their LCAs into the highest 

possible category of sensitivity – a stance that ARUP and Future Wales do not accept 

is a bar to development. The fact that Landscape Character Area 6 which has a large 

slice inside PAA9 in Future Wales is also a Special Landscape Area on their current 

LDP shows that their overall approach to defining wind farm search areas is 
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unrealistic in the context of a major shortfall overall of deliverable capacity. The 

REA suggested at Section 8.2.2 on Page 109 that given councils were allowed to 

refine the SSA under TAN8 it was likely to be worth the Council considering a 

similar exercise for the new PAAs. In reality that cannot happen since PPWales 

makes it clear at 5.9.18 that Councils should take the PAAs directly into their new 

development plans without amendment. It is important for the LDP to make this 

point explicitly clear by setting out that the PAAs in Future Wales are carried 

forward directly without any changes into their LDP Proposals Map.  

 

6. RES now turns to SP13 which is the renewable and low carbon energy policy. Here 

the key tests are what proposal this policy is aimed at. The REA took the view that 

DNS applications inside the PAAs would be determined under Policy 17 and 18 of 

Future Wales as it has now been finalised, and that it would be applications below 

the 10MW limit which the Review of the LDP would be addressing. However, 

Criterion (b) in SP13 is a real problem for any application that comes forward inside 

the PAAs but is for less than 10MW. This is perfectly feasible, the only real policy 

issue being raised is as to whether a small scheme in the PAA might prejudice the 

consenting and implementation of a much larger scheme. However for the purposes 

of the LDP Review, it is a fact that any application under 10MW would be dealt with 

under the planning acts through an application to the Council rather than the 

Planning Inspectorate. While Policies 17 and 18 of Future Wales would still apply, 

the Council would seek to apply SP13 alongside, and here a developer is expected to 

mitigate the landscape and visual effects of a scheme. How a developer could be 

expected to “mitigate” the effects of say a 150m turbine is a serious issue that the 

policy cannot seriously accommodate. It has been a reality for the last thirty years 

that wind turbines are highly unlikely to be argued as being neutral or a landscape 

enhancement, and therefore this begs the question as to how one might even start to 

mitigate the effects. Future Wales and PPWales refer to seeking to minimise the 

effects which is a far more sensible term. SP13 in fact conflicts with Future Wales 

Policy 17 in that a small scheme inside the PAA has already received the benefit of a 

presumption in favour of approval as regards its potential landscape effects, and yet 

SP13 1(b) would still as a matter of fact be applicable against it. The policy should 

make it clear how Future Wales treats the landscape effects for a sub 10MW scheme 

inside a PAA. 
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7. The second part of SP13  relates to the three Local Search Areas that have come 

forward from the REA and only two are for wind – namely the only two LCAs that 

are only moderate to high in sensitivity terms for the largest scale turbines. That is of 

course already undermined by the PAAs in Future Wales which do not neatly 

conform to the LCAs that the Council has accepted from their REA as the only two 

Search Areas in their new Plan. The use of Landscape Character Areas’ sensitivity as 

effectively the sole determinant of suitable areas for wind farms is thus flawed from 

the outset, and also highlighted by the fact that Llynfi Afan, which neighbours the 

Upper Ogmore Wind Farm DNS was allowed on appeal in Neath Port Talbot in a 

landscape character type effectively identical to the LCA6 in which Upper Ogmore 

sits.  

 

8. The text supporting SP13 also goes on to state that Future Wales asserts that 

communities will be protected from significant cumulative impacts to avoid 

unacceptable situations such as settlement being surrounded by large wind schemes. 

However, this appears to be a reference to visual effects, because the cumulative 

landscape impacts of a wind farm inside a PAA have already been assessed by 

ARUP and hence the reason why the former Strategic Search Areas under TAN8 

have been markedly altered to exclude areas which have, under TAN8,  seen major 

developments already. That is why the site of Pen y Cymoedd inside TAN8 Area F 

is now outside PAA9. Indeed, what Policy 18 in Future Wales does refer to is that  

“The cumulative impacts of existing and consented renewable energy schemes 

should also be considered” in the context of all the relevant criteria in Policy 18 as 

opposed to the landscape impacts for the PAAs which are covered under Policy 17 

with no reference to cumulative landscape impacts. The first criterion of Policy 18 

indeed states that landscape impacts are to be assessed on wind farm proposals on 

land which sits outside the PAAs so that there are no unacceptable impacts.  

 

9. One area of omission is in 5.4.85 where it states that SP13 deals with all applications 

below the 10MW level for wind farm, and here there is a factual error. It states that 

for such projects, a full landscape assessment will be required to identify and 

mitigate against the landscape (and visual) effects of such a development. If you are 

in a PAA and proposed a scheme below 10MW you will be assessed against Future 

Wales and SP13, but you are still entitled to rely on the ARUP studies and the 
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presumption in favour of a wind farm inside a PAA. A requirement here to assess 

and mitigate against the landscape effects runs counter to Future Wales Policy 

requirements and so is not tenable for a site inside the PAA.  

 

10. It is far from clear in the DD how the Council thinks that PAA developments will 

contribute towards its own County target. Realistically, if the Y Bryn project 

between the Afan and Llynfi valleys on forestry land for around 50MW (possibly 

half in Bridgend) does come to fruition, then that would be 25MW towards their 

target. If the Upper Ogmore DNS scheme now at a hearing also received consent 

then that would be another 25MW.  That is more than half way towards their 

eventual 81MW target in Table 10 of the Plan – reached by diluting the 174MW the 

REA saw as potential (which included 64MW of existing capacity) and trying to 

offset that loss by putting it into solar where the Council seems seem to think that in 

just 12 years it will get solar from about 13MW to 218MW from a resource they 

believe is potentially as much as 3835MW. The use of the term DNS for wind farms 

over 10MW does not mean that this is somehow moved out of the ambit of local 

target setting, and indeed it is clear that in the REA there are certain areas which are 

now in the PAAs (although they were called Priority Areas at the time of the REA 

being prepared) and the potential capacity of each of these is identified in the REAs, 

including the site of Upper Ogmore. A further note of caution is a point that needs to 

be formally clarified in Table 10 where the wording of all the text and tables is far 

from clear as to whether the figures for “targets” are indeed for extra capacity over 

and above the figure for commitments in the middle row in Table 10 or actually the 

much lower figure of a final target including the 64MW specified there. It has been 

assumed as a matter of common sense that the LDP targets are indeed for further 

capacity over and above the middle column.  

 

11. SP17 refers to denying consent where development will have an adverse impact on 

the character of the landscape, and development in the countryside under DNP4 will 

only be permitted where it retains or enhances the character and distinctiveness of an 

SLA. It is evident from the ARUP Reports that they took into account the presence 

of SLA designations in defining the PAAs, but under SP17 and DNP4 it would be 

feasible for the Council to seek to reject a wind farm below 10MW inside the PAA 

on the basis of both these policies, which would again conflict with the aims of 

Future Wales. Indeed one can go further and suggest that for any wind farm inside 
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LCAs 1 and 8 it would be difficult to meet the requirements of DNP4 and if any part 

of them lies inside the SLA that would also be the case for SP17. Achieving even the 

very modest targets in Table 10 could be compromised if this were the case, and 

certainly as far as the issue of the SLA is concerned there are numerous examples in 

the area around Bridgend CBC where consents have been given either locally or 

more critically on appeal where the wind farm site lay within an SLA. Indeed, Llynfi 

Afan was consented on appeal in 2013 in an area which was proposed to become an 

SLA in the emerging Neath Port Talbot LDP, and even despite its permission the 

Council went on to confirm the designation in the final version of their plan. 
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LDP Rep: 1366 

Representor Name: Shauna Blake 

Organisation (if applicable): Llanmoor Homes 

Type of Representor: Developer 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID The key issues and drivers, vision and objective identified in the Replacement LDP 
has been prepared in a robust and cogent manner. This sets out the land use 

planning commitments needed to accommodate growth and development needs over 
the plan period in line with national policy and guidance and supporting legislation. In 

addition, this is backed up by a robust evidence base, forming the basis of the 
emerging plan and explains how this has evolved since the Preferred Strategy (PS).  

We support the recognition that Bridgend demonstrates capacity for sustainable 
growth based on accessibility, availability of amenities and employment provision in 

the context of its existing population bases which is reflected within the Sustainability 
Appraisal (Strategic Environmental Assessment) and supporting technical evidence 

base. We also support the recognition of Bridgend as a hub for development, in 
particular for housing in accordance with the findings of the Settlement Assessment 

(2019, revised in 2021) and Local Housing Market Assessment (2021). 

1366 

 

2: Do you have any comments to make on the growth strategy? 

ID Llanmoor supports the Sustainable Growth Strategy outlined in Policy SP1 as it 
prioritises the delivery of additional growth to existing settlements in a sustainable 

manner allowing the County Borough to prosper. Llanmoor specifically supports the 
identification of Bridgend as a Sustainable Growth Area within Policy SP1 given its 
status as the Primary Key Settlement of the County Borough. However, the order in 

which the growth areas are listed for regeneration and sustainable development 
should reflect the settlement hierarchy in terms of scale, role and function as set out in 
previous policy SF1: Settlement Hierarchy and Urban Management as previously set 
out in the PS consultation document.  It is acknowledged that Background Paper 2: 
Strategic Growth Options provides a refresh of evidence used to inform the housing 
provision underpinning the Replacement Bridgend Local Development Plan. This is 
considered appropriate in light of the latest population and household projections 

issued by Welsh Government which update the 2014 based equivalents. Whilst the 
long-term outlook on births and deaths have been dampened, the refreshed 

demographic evidence does not warrant a fundamental departure from the growth 
levels set out in the Preferred Strategy (PS). As previously stated to the PS, the mid-
growth options which includes the delivery of 505 dwellings per annum is considered 
reasonable however it should be considered a minimum figure. As such, emerging 

Policy SP1 should be amended to state that the Plan will make provision for ‘a 
minimum of 9,207 new homes to meet the housing requirement of 7,575 dwellings 
(based on 20% Flexibility Allowance), including 1,977 affordable new homes’.  In 

order to deliver the growth strategy, Llanmoor supports the allocation of Land West of 
Bridgend SP2 (3) under Policy SP2: Regeneration Growth Areas and Sustainable 

Growth Area Strategic Allocations. Llanmoor have continued to work with the Council 
in providing both technical and viability evidence to demonstrate the viability and 

deliverability of the site. Further comments relative to the allocation of Land West of 

1366 
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Bridgend SP2 (3) are made under the appropriate heading within these written 
representations. 

 

3: Do you have any comments to make on the spatial strategy? 

ID The growth and spatial strategies are interlinked and Llanmoor supports the spatial 
strategy to deliver development within or on the periphery of sustainable urban areas 
and the delivery of growth in the Regeneration Growth Area (RGAs) and Sustainable 

Growth Areas (SGAs) which are the main focus of planned development. As 
recognised within the Background Paper to the Spatial Strategy, growth should be 

directed towards settlements and settlement edges in recognition of their position in 
the settlement hierarchy.  More specifically, Llanmoor supports the apportionment of 

sustainable growth at Bridgend as the Primary Key Settlement as the primary focus of 
residential development. Table 6 sets out the Spatial Distribution of Housing and 

Employment 2018-2033 and shows the requirement for new housing allocations being 
spatially distributed as follows: Regeneration Growth Areas − Maesteg (Main 

Settlement – Tier 2): 685 units (7%) − Porthcawl (Main Settlement – Tier 2): 1,277 
units (14%) Sustainable Growth Areas − Bridgend (Primary Key Settlement – Tier 1): 
4,190 units 46% − Pencoed (Main Settlement – Tier 2): 843 units 9% − Pyle, Kenfig 

Hill and North Cornelly Sustainable Growth Area (Main Settlement Tier 2) 1,190 units 
13%  Outside Regeneration Growth Areas and Sustainable Growth Areas − Valleys 
Gateway (Main Settlement – Tier 3): 675 units 7% − Local Settlements (Tier 3): 347 
units (4%)  Llanmoor retain the view that over 1,000 units attributed to the grouped 

settlements of Pyle, Kenfig and North Cornelly is unduly large given the lack of 
historic delivery of housing in these disparate locations. Llanmoor consider that a 

reduction of the planned housing growth at Pyle, Kenfig Hill and North Cornelly and 
increasing the housing numbers at Bridgend would assist in meeting the objectives of 
the Welsh Government’s DPM which requires plans to be sustainable, deliverable and 

viable. 
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4: Do you have any comments to make on design and sustainable placemaking policies? 

ID Policy PLA1: Porthcawl Waterfront, Porthcawl Regeneration Growth Area Llanmoor 
provides comments on the proposal for Land East of Pyle under Question 10 in 

relation to the key proposals for Porthcawl, Pyle and North Cornelly. The main change 
sought to the emerging policy would be the dates identified in the phasing tranche as 
it is considered that phasing shown in the housing trajectory is optimistic and that the 
first phase would not come forward until 2027-28 at the earliest.  Policy PLA2: Land 

South of Bridgend (Island Farm), Bridgend Sustainable Growth Area Llanmoor 
provide comments on the proposal for Land South of Bridgend under Question 13 in 
respect of the key proposals for Bridgend and Pencoed. The main change sought to 

the emerging policy would be the dates identified in the phasing tranche as it is 
considered that phasing shown in the housing trajectory is optimistic and the first 

phase would not come forward until 2027-28 at the earliest with the remainder being 
moved back to 2028-2033.  Policy PLA3: Land West of Bridgend, Bridgend 

Sustainable Growth Area Llanmoor supports placemaking Policy PLA3 Land West of 
Bridgend Sustainable Growth Area. As previously demonstrated in written 

submissions to the Candidate Sites process and representations to the PS, Llanmoor 
have demonstrated that the land west of Bridgend is viable and deliverable. Further 

commentary relevant to Land West of Bridgend is set provided in relation to Question 
13 in respect of comments on the key proposals for Bridgend and Pencoed.  Policy 
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PLA4: Land East of Pencoed, Pencoed Sustainable Growth Area Llanmoor provides 
comments on the proposal for Land South of Bridgend under Question 13 in respect 

of the key proposals for Bridgend and Pencoed. The main change sought to the 
emerging policy would be the dates identified in the phasing tranche as it is 

considered that phasing shown in the housing trajectory is optimistic and that the first 
phase would not come forward until 2027-28, at the earliest.  Policy PLA5: Land East 

of Pyle, Pyle, Kenfig Hill and North Cornelly Sustainable Growth Area Llanmoor 
provides comments on the proposal on Land East of Pyle under Question 10 in 

relation to the key proposals for Porthcawl, Pyle and North Cornelly. Whilst Llanmoor 
consider the allocation of 2,000 dwellings to be a strategic matter that should be 

considered as part of SDP, if the allocation proceeds the main change sought to the 
emerging Policy PLA4 would be to the dates identified in the phasing tranches. It is 
considered that phasing shown in the housing trajectory is overly optimistic and in 

reality, the first phase would not come forward until 2027-28 at the very earliest given 
the significant infrastructure requirements, with the remainder being moved back to 

2028-2033. 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

1366 
 

6: Do you have any comments to make on the employment strategy? 

ID  

1366 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1366 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

1366 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  

1366 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1366 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 
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ID Whilst it is acknowledged that all three are main settlements, as evidenced within the 
Settlement Assessment Study 2019, revised 2021 and reflected in the spatial strategy 

in the DCD, Llanmoor remain cautious over the level of housing being distributed to 
these settlements given the lack of delivery in the extant LDP.  Porthcawl Llanmoor 

are aware that work has now commenced on the Porthcawl Sandy Bay Coastal 
Scheme which is anticipated to be completed in May 2022 and acknowledge the 

Council now have control over Phase 1 (Salt Lake) with partnership options being 
explored to bring forward development. Phase 2 (Sandy Bay/Coney Beach) are jointly 

promoted by the Council and a developer and it is recognised a land owners 
agreement is in place with a disposal strategy to bring to the market shortly. Whilst 
Llanmoor acknowledge that the sea wall defences are being implemented and are 
due to be completed in 2022 in light of the past delays in bringing the site forward 

Llanmoor consider that the housing trajectory remains overly optimistic and is more 
likely to commence later in the plan period, allowing for the completion of the works 

and the disposal of the land. It is therefore considered the trajectory is overly 
optimistic and that in reality delivery on site would not begin until 2027-28 at the 

earliest.  Land East of Pyle Despite Pyle being a main settlement and considered a 
Sustainable Growth Area within the DCD spatial and growth strategies, Llanmoor has 
undertaken a review of the evidence base documents in respect of Land East of Pyle 
(Allocation Ref: PLA5) and remain concerned over the site – specific deliverability and 

the affect this could have on the robustness of the housing trajectory; both of which 
are essential considerations over housing delivery for the next plan period.  Llanmoor 
further consider that the proposed quantum of development of 2,000 homes should 

be considered a strategic issue which should proceed through a Strategic 
Development Plan (SPD). Whilst there is no defined figure within Planning Policy 

Wales (PPW), Edition 11 (2021) on what constitutes a strategic level of housing, the 
Development Plan Manual (DPM), Edition 3 (2020) sets out the content of an SDP on 

page 215 in terms of identifying spatial areas to accommodate growth above a set 
threshold and gives the example of 1,000 dwellings. Paragraph 10.7 states SDPs 

should set thresholds below which places and or issues should not be included in the 
plan. Whilst there is no SDP in place, the DPM provides an indication that a threshold 
of 1,000 dwellings is considered a strategic issue by Welsh Government. Therefore, 

Llanmoor consider the allocation of 2,000 dwellings is not a matter for the 
Replacement LDP to consider, at this scale it is likely to have cross boundary 
implications and should better be addressed through a SDP.  Candidate Site 

Assessment The Candidate Site Assessment Report (2021) notes that the site is 
located on the periphery of the settlement of North Cornelly, a Sustainable Growth 

Area. The Sustainability Appraisal identifies numerous technical issues and 
constraints and more fundamentally that for such a significant proposed allocation, 

there is no developer involvement. In a similar way to other proposed allocations, the 
trajectory appears to be optimistic in the delivery of homes, beginning in 2025 when 
there is no known developer on board. In light of the unknown costs of infrastructure 
requirements, the Land East of Pyle cannot be considered to be free from physical 
constraints or economically viable. A significant amount of work will be required to 
enable the site to be deliverable. In this context Llanmoor question the delivery of 

housing shown to commence in 2025, and consider it more realistic to consider the 
first tranche of housing would commence later in the plan period, around 2028-29 with 

a similar rate of completions as the promoter suggest. 
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12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1366 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID See accompanying information (Paragraph 13) 

1366 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Policy SP6: Sustainable Housing Strategy Llanmoor support the Sustainable Housing 
Strategy set out in Policy SP6, in particular the provision for 9,207 homes. The 

housing requirement of 7,575 homes should be a minimum requirement as set out 
previously. Llanmoor also agree development should be distributed in accordance 
with the regeneration and sustainable growth strategy provided in Policy SP1 to 

ensure an appropriate and sustainable supply of housing.  Policy COM1: Housing 
Allocations Llanmoor support the inclusion of Land West of Bridgend being identified 
as a strategic site within the emerging housing allocations reflecting Bridgend’s role 
as a Primary Key Settlement within the Settlement Hierarchy and Spatial Strategy. It 
further reflects the Sustainable Housing Strategy in Policy SP6.  Policy COM3: On-

site Affordable Housing Llanmoor support the target affordable housing percentage of 
15% for Bridgend Housing Market Area, whilst also supporting the 20% affordable 

housing contribution identified for Land West of Bridgend which have been identified 
having regard to the Local Housing Market Assessment, the Plan Wide Viability 

Assessment and site specific viability testing.  Summary Llanmoor is wholly 
supportive of the allocation of land West of Bridgend as a sustainable urban extension 

within the DCD and is committed to delivering homes to meet Bridgend’s needs. 
Whilst concerns remain over the viability and deliverability of other allocations, 

Llanmoor is supportive of the Replacement LDP, and are keen to ensure that the 
future plan is robust and sound for the next plan period. 

1366 
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22 July 2021 
Our Ref: LMH/BCBC/LDP/REP  

 
Bridgend County Borough Council 

Civic Offices 

Angel Street 

CF31 4WB 

 
By email: consultation@bridgend.gov.uk 

 
 

Dear Sir / Madam 

Bridgend LDP 2018-2033 Deposit Consultation Document- Representation by Llanmoor Development 

Co. Ltd, RE: Land West of Bridgend 

 

Llanmoor Development Co. Ltd (‘Llanmoor’) are pleased to submit this representation in response to 

the current consultation on the Bridgend County Borough Local Development Plan (LDP) 2018-2033 

Deposit Consultation Document (DCD). 

 

The Land West of Bridgend has been secured by Llanmoor and continuously promoted throughout the 

development plan process. This commenced with the Candidate Site submission in 2018 by Llanmoor 

(Ref 308.C1), followed by representations to the Preferred Strategy (PS) consultation in 2019. The site 

formed part of the Strategy Site Options for the Bridgend Sustainable Growth Area and Option 3, 

identified the Llanmoor site comprising Land West of Bridgend.  

 

In 2020, in response to the Candidate Site Stage 2 process, a robust package was submitted, which 

provided extensive and detailed information, surveys, and reports on a wide range of technical matters, 

prepared by our Development Team. At this time confirmation was provided that Llanmoor, had 

complete control over the whole of the land within the Allocation thus ensuring the delivery of the 

whole site in a comprehensive manner.  

 

In response to the DCD, I write to confirm Llanmoor wholly support the inclusion of the Land West of 

Bridgend as an emerging allocation for Bridgend Sustainable Growth Area. Our comments and 

representations to the DCD are set out below. 

 

 

1. Do you have any comments to make on the key issues and drivers, vision and objective of the Deposit 

Replacement Local Development Plan? 

 

The key issues and drivers, vision and objective identified in the Replacement LDP has been prepared 

in a robust and cogent manner. This sets out the land use planning commitments needed to 

accommodate growth and development needs over the plan period in line with national policy and 

guidance and supporting legislation. In addition, this is backed up by a robust evidence base, forming 

the basis of the emerging plan and explains how this has evolved since the Preferred Strategy (PS).  
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We support the recognition that Bridgend demonstrates capacity for sustainable growth based on 

accessibility, availability of amenities and employment provision in the context of its existing population 

bases which is reflected within the Sustainability Appraisal (Strategic Environmental Assessment) and 

supporting technical evidence base. We also support the recognition of Bridgend as a hub for 

development, in particular for housing in accordance with the findings of the Settlement Assessment 

(2019, revised in 2021) and Local Housing Market Assessment (2021).  

 

2. Do you have any comments to make on the growth strategy? 

 

Llanmoor supports the Sustainable Growth Strategy outlined in Policy SP1 as it prioritises the delivery 

of additional growth to existing settlements in a sustainable manner allowing the County Borough to 

prosper. 

 

Llanmoor specifically supports the identification of Bridgend as a Sustainable Growth Area within Policy 

SP1 given its status as the Primary Key Settlement of the County Borough. However, the order in which 

the growth areas are listed for regeneration and sustainable development should reflect the settlement 

hierarchy in terms of scale, role and function as set out in previous policy SF1: Settlement Hierarchy 

and Urban Management as previously set out in the PS consultation document.     

 

It is acknowledged that Background Paper 2: Strategic Growth Options provides a refresh of evidence 

used to inform the housing provision underpinning the Replacement Bridgend Local Development Plan. 

This is considered appropriate in light of the latest population and household projections issued by 

Welsh Government which update the 2014 based equivalents. Whilst the long-term outlook on births 

and deaths have been dampened, the refreshed demographic evidence does not warrant a 

fundamental departure from the growth levels set out in the Preferred Strategy (PS). As previously 

stated to the PS, the mid-growth options which includes the delivery of 505 dwellings per annum is 

considered reasonable however it should be considered a minimum figure. As such, emerging Policy 

SP1 should be amended to state that the Plan will make provision for ‘a minimum of 9,207 new homes 

to meet the housing requirement of 7,575 dwellings (based on 20% Flexibility Allowance), including 

1,977 affordable new homes’.   

 

In order to deliver the growth strategy, Llanmoor supports the allocation of Land West of Bridgend SP2 

(3) under Policy SP2: Regeneration Growth Areas and Sustainable Growth Area Strategic Allocations. 

Llanmoor have continued to work with the Council in providing both technical and viability evidence to 

demonstrate the viability and deliverability of the site. Further comments relative to the allocation of 

Land West of Bridgend SP2 (3) are made under the appropriate heading within these written 

representations.  

  

3. Do you have any comments to make on the spatial strategy? 

 

The growth and spatial strategies are interlinked and Llanmoor supports the spatial strategy to deliver 

development within or on the periphery of sustainable urban areas and the delivery of growth in the 

Regeneration Growth Area (RGAs) and Sustainable Growth Areas (SGAs) which are the main focus of 

planned development. As recognised within the Background Paper to the Spatial Strategy, growth  
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should be directed towards settlements and settlement edges in recognition of their position in the 

settlement hierarchy. 

 

More specifically, Llanmoor supports the apportionment of sustainable growth at Bridgend as the 

Primary Key Settlement as the primary focus of residential development. Table 6 sets out the Spatial 

Distribution of Housing and Employment 2018-2033 and shows the requirement for new housing 

allocations being spatially distributed as follows: 

 

Regeneration Growth Areas 

− Maesteg (Main Settlement – Tier 2): 685 units (7%) 

− Porthcawl (Main Settlement – Tier 2): 1,277 units (14%)    

 

Sustainable Growth Areas 

− Bridgend (Primary Key Settlement – Tier 1): 4,190 units 46% 

− Pencoed (Main Settlement – Tier 2): 843 units 9% 

− Pyle, Kenfig Hill and North Cornelly Sustainable Growth Area (Main Settlement Tier 2) 1,190 units 

13%  

 

Outside Regeneration Growth Areas and Sustainable Growth Areas 

− Valleys Gateway (Main Settlement – Tier 3): 675 units 7% 

− Local Settlements (Tier 3): 347 units (4%) 

 

Llanmoor retain the view that over 1,000 units attributed to the grouped settlements of Pyle, Kenfig 

and North Cornelly is unduly large given the lack of historic delivery of housing in these disparate 

locations. Llanmoor consider that a reduction of the planned housing growth at Pyle, Kenfig Hill and 

North Cornelly and increasing the housing numbers at Bridgend would assist in meeting the objectives 

of the Welsh Government’s DPM which requires plans to be sustainable, deliverable and viable.     

 

Do you have any comments to make on design and sustainable placemaking policies? 

Policy PLA1: Porthcawl Waterfront, Porthcawl Regeneration Growth Area 

Llanmoor provides comments on the proposal for Land East of Pyle under Question 10 in relation to 

the key proposals for Porthcawl, Pyle and North Cornelly. The main change sought to the emerging 

policy would be the dates identified in the phasing tranche as it is considered that phasing shown in the 

housing trajectory is optimistic and that the first phase would not come forward until 2027-28 at the 

earliest. 

 

Policy PLA2: Land South of Bridgend (Island Farm), Bridgend Sustainable Growth Area  

Llanmoor provide comments on the proposal for Land South of Bridgend under Question 13 in respect 

of the key proposals for Bridgend and Pencoed. The main change sought to the emerging policy would 

be the dates identified in the phasing tranche as it is considered that phasing shown in the housing 

trajectory is optimistic and the first phase would not come forward until 2027-28 at the earliest with 

the remainder being moved back to 2028-2033.  
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Policy PLA3: Land West of Bridgend, Bridgend Sustainable Growth Area  

Llanmoor supports placemaking Policy PLA3 Land West of Bridgend Sustainable Growth Area. As 

previously demonstrated in written submissions to the Candidate Sites process and representations to 

the PS, Llanmoor have demonstrated that the land west of Bridgend is viable and deliverable. Further 

commentary relevant to Land West of Bridgend is set provided in relation to Question 13 in respect of 

comments on the key proposals for Bridgend and Pencoed. 

 

Policy PLA4: Land East of Pencoed, Pencoed Sustainable Growth Area  

Llanmoor provides comments on the proposal for Land South of Bridgend under Question 13 in respect 

of the key proposals for Bridgend and Pencoed. The main change sought to the emerging policy would 

be the dates identified in the phasing tranche as it is considered that phasing shown in the housing 

trajectory is optimistic and that the first phase would not come forward until 2027-28, at the earliest. 

 

Policy PLA5: Land East of Pyle, Pyle, Kenfig Hill and North Cornelly Sustainable Growth Area  

Llanmoor provides comments on the proposal on Land East of Pyle under Question 10 in relation to the 

key proposals for Porthcawl, Pyle and North Cornelly. Whilst Llanmoor consider the allocation of 2,000 

dwellings to be a strategic matter that should be considered as part of SDP, if the allocation proceeds 

the main change sought to the emerging Policy PLA4 would be to the dates identified in the phasing 

tranches. It is considered that phasing shown in the housing trajectory is overly optimistic and in reality, 

the first phase would not come forward until 2027-28 at the very earliest given the significant 

infrastructure requirements, with the remainder being moved back to 2028-2033.  

 

10. Do you have any comments to make on the key proposals for Porthcawl, Pyle, North Cornelly  

Whilst it is acknowledged that all three are main settlements, as evidenced within the Settlement 

Assessment Study 2019, revised 2021 and reflected in the spatial strategy in the DCD, Llanmoor remain 

cautious over the level of housing being distributed to these settlements given the lack of delivery in 

the extant LDP.  

 

Porthcawl 

Llanmoor are aware that work has now commenced on the Porthcawl Sandy Bay Coastal Scheme which 

is anticipated to be completed in May 2022 and acknowledge the Council now have control over Phase 

1 (Salt Lake) with partnership options being explored to bring forward development. Phase 2 (Sandy 

Bay/Coney Beach) are jointly promoted by the Council and a developer and it is recognised a land 

owners agreement is in place with a disposal strategy to bring to the market shortly. Whilst Llanmoor 

acknowledge that the sea wall defences are being implemented and are due to be completed in 2022 

in light of the past delays in bringing the site forward Llanmoor consider that the housing trajectory 

remains overly optimistic and is more likely to commence later in the plan period, allowing for the 

completion of the works and the disposal of the land. It is therefore considered the trajectory is overly 

optimistic and that in reality delivery on site would not begin until 2027-28 at the earliest. 

 

Land East of Pyle 

Despite Pyle being a main settlement and considered a Sustainable Growth Area within the DCD spatial 

and growth strategies, Llanmoor has undertaken a review of the evidence base documents in respect  
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of Land East of Pyle (Allocation Ref: PLA5) and remain concerned over the site – specific deliverability 

and the affect this could have on the robustness of the housing trajectory; both of which are essential 

considerations over housing delivery for the next plan period.  

 

Llanmoor further consider that the proposed quantum of development of 2,000 homes should be 

considered a strategic issue which should proceed through a Strategic Development Plan (SPD). Whilst 

there is no defined figure within Planning Policy Wales (PPW), Edition 11 (2021) on what constitutes a 

strategic level of housing, the Development Plan Manual (DPM), Edition 3 (2020) sets out the content 

of an SDP on page 215 in terms of identifying spatial areas to accommodate growth above a set 

threshold and gives the example of 1,000 dwellings. Paragraph 10.7 states SDPs should set thresholds 

below which places and or issues should not be included in the plan. Whilst there is no SDP in place, 

the DPM provides an indication that a threshold of 1,000 dwellings is considered a strategic issue by 

Welsh Government. Therefore, Llanmoor consider the allocation of 2,000 dwellings is not a matter for 

the Replacement LDP to consider, at this scale it is likely to have cross boundary implications and should 

better be addressed through a SDP. 

 

Candidate Site Assessment  

The Candidate Site Assessment Report (2021) notes that the site is located on the periphery of the 

settlement of North Cornelly, a Sustainable Growth Area. The Sustainability Appraisal identifies 

numerous technical issues and constraints and more fundamentally that for such a significant proposed 

allocation, there is no developer involvement.  

 

In a similar way to other proposed allocations, the trajectory appears to be optimistic in the delivery of 

homes, beginning in 2025 when there is no known developer on board. In light of the unknown costs 

of infrastructure requirements, the Land East of Pyle cannot be considered to be free from physical 

constraints or economically viable. A significant amount of work will be required to enable the site to 

be deliverable. In this context Llanmoor question the delivery of housing shown to commence in 2025, 

and consider it more realistic to consider the first tranche of housing would commence later in the plan 

period, around 2028-29 with a similar rate of completions as the promoter suggest.   

 

 

13. Do you have any comments to make on the key proposals for Bridgend and Pencoed? 

Bridgend Land West of  

As previously outlined, Llanmoor support the allocation of Land West of Bridgend as set out in Policy 

SP1: Regeneration and Sustainable Growth Strategy and Policy SP2: Regeneration Growth Areas, 

Sustainable Growth Area Strategic Allocations and more specifically place making Policy PLA3: Land 

West of Bridgend Sustainable Growth Area. The supporting reasons for the allocation are self-evident 

and are as follows: 

 

Bridgend is the Primary Key Settlement of the County Borough and as such is the most sustainable 

location for growth, which has been substantiated through extensive technical evidence produced as 

part of the evidence base supporting the emerging replacement Local Development Plan. 
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Llanmoor have been engaged with the Local Plan process from the beginning promoting land to the 

West of Bridgend through the Council’s Candidate Sites exercise. The site has been through a rigorous 

technical analysis and review at each stage of the emerging Plan in accordance with sustainable 

development and place making principles of Planning Policy Wales (PPW) Edition 11 and Development 

Plans Manual (DPM) Edition 3, March 2020.  

 

The Candidate Sites and Sustainability Appraisal  

The Candidate Sites and Sustainability Appraisal process are the building blocks to the plan making 

process required by Welsh Government. The evidence in both these documents clearly sets out why a 

site has been included or excluded from the LPD. In this context, the Land West of Bridgend was 

considered at both stages of the Candidate Site Assessment (Ref. 308.C1) as it is located on the 

periphery of Bridgend in an identified Sustainable Growth Area.  

 

The Llanmoor consultants have submitted a large volume of technical studies to demonstrate the 

deliverability of the site. The site was initially assessed in the Sustainability Appraisal for the PS which 

has been updated at each stage of the plan making process to take account of additional submitted 

evidence. This ensures that a robust and consistent approach is taken to testing the sustainability of 

each site, an approach which is logical and supported by Llanmoor.  

 

The Bridgend RLDP Deposit Plan Sustainability Appraisal undertaken by Stantec, May 2021 overall 

identifies that the land west of Bridgend will have greater likely significant beneficial effects than likely 

significant adverse effects. The two identified likely adverse effects are in relation to:- 

 

i. SA3e Employment and Skills which requires demonstration of the accessibility of existing secondary 

education infrastructure to accommodate the development and, 

ii. SA4b to demonstrate the level and acceptability of impacts on the surrounding road network.  

 

In addressing (i), Llanmoor continue to engage with Bridgend County Borough Council Education 

Department to ensure proportional contributions to the funding of off-site secondary school provision 

is provided in accordance with the proposed number of residential units developed at the site. A 

Community Infrastructure sum of £12,665,330.00 has been included in the viability report, £11.35m is 

allocated for education purposes, including across nursery, primary, secondary and further. 

 

In terms of (ii), a Transport Assessment, and an Interim Travel Plan, have been produced by Vectos. 

Whilst it has not been possible to undertake the full survey works required, due to the current COVID 

lockdown, the assessment confirms that Parc Llangewydd, Land at West Bridgend is a well-located 

sustainable site taking advantage of the numerous nearby facilities, many of which are located a short 

distance away from the site within Bryntirion and Broadlands, with greater numbers also located within 

Bridgend Town Centre.  

 

The emerging masterplan includes numerous points of public access including the Laleston Link through 

the site which forms part of the wider Bridgend Circular Walk Public Right of Way. The proposed 

masterplan retains the existing access points along the boundaries, includes provision for shared  
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foot/cycle routes, an indicative informal path/nature trail to the north as well as a trim/play trail to the 

west thus maintaining active travel connections. 

 

The site is also accessible via a number of modes of travel and links well to the existing urban boundary 

to the east. The assessment concludes that the development provides opportunities to create a new 

western edge to Bridgend in a self-sustaining site, offering community facilities suitable for day-to-day 

living. In this way the transport case for mobility provides the options necessary to promote sustainable 

travel modes before the private vehicle.  

 

Llanmoor are aware of the operational capacity issues raised within Appendix 48 – Background Paper 

8 – M4 Junction 36 and the delays being encountered to the undertaking of the Strategic Transport 

Assessment due to the ongoing COVID lockdowns. Llanmoor are committed to further assessment work 

being undertaken in due course, post COVID restrictions, to demonstrate the acceptability of impacts 

on the surrounding road network and that there is already sufficient infrastructure to support the 

proposed urban extension on Land West of Bridgend. 

 

Llanmoor’s consultants submitted Air Quality Assessments as prepared by AQC which confirmed that 

overall, the operational air quality effects of the proposed development are judged to be ‘not 

significant’. Furthermore, it is AQC’s professional judgement that significant impacts are considered 

unlikely along the A48, through Laleston, and at the proposed development site, due to low background 

and measured concentrations. Also following further assessment, it is considered that the actual impact 

of the development at 6-8 properties along Park Street, within the AQMA, will actually be negligible in 

all years from the first occupation in 2024, and that concentrations at these properties will be below 

the objective in those years. Impacts elsewhere were all negligible even in the worst-case 2022 

scenario.  

Settlement Assessment Study  

As part of the Settlement Assessment Study undertaken in 2019 and revised in 2021, Bridgend overall 

score is 79 when tested against three main principles including: 

 

i. Sustainable transport and accessibility to reduce the need to travel by car, 

ii. Availability of facilities and services to consider whether the current provision can support the 

current and future population, and  

iii. Employment provision to measure the economic sustainability of an area and reduce commuting.  

Bridgend is identified as the Primary Key Settlement within the County Borough which far exceeds any 

other settlement in the matrix and is therefore the primary focus for development in the hierarchy of 

settlements.  

Local Housing Market Assessment 

The Local Housing Market Assessment 2021 has followed Welsh Government Guidance to identify the 

annual level of housing need across the Bridgend County Borough in numeric and spatial terms. The 

LHM is a core baseline evidence document which influences the scale, type and location of growth 

within the Replacement LDP. The LHMA indicates that the headline housing need equates to 5,134 

affordable housing units from 2018-2033, comprising 2,839 social rented dwellings and 2,295 
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intermediate dwellings. Llanmoor recognise this need and are in a position to deliver much needed 

housing in a sustainable location within the County Borough.  

 

 

Viability and Deliverability  

Significant evidence has been provided by Llanmoor to demonstrate that the land west of Bridgend is 

deliverable and viable, a fundamental consideration in the development plan process and at the 

forefront of Welsh Government policy. Llanmoor has been actively engaged in the viability process, 

with evidence provided to the Council. This has been subject to rigorous examination by independent 

experts who have agreed that the site is sustainable, deliverable and recommended it for inclusion 

within the emerging LDP Review. 

 

Llanmoor can confirm that a Formal Joint - Landowner Agreement has been legally exchanged and 

completed, dated 9th October 2020.  As such, Llanmoor now has control over the whole of the land 

within the Allocation through individual landowner Option Agreements which allows the delivery of the 

site in a comprehensive manner. Furthermore, the Housing trajectory for the site set out in Appendix 

1 of the DCD and Background Paper 4 Housing Trajectory, is agreed, and the total site capacity of 850 

dwellings and the phased delivery of housing commencing in 2024-2025 can be delivered.  Llanmoor 

further consider that the whole of the development will be completed by the end of the LDP period in 

2033 with no anticipated overspill beyond the plan period. 

 

Settlement Boundary  

As detailed within the Settlement Boundary Review 2021, appropriate boundary changes will have to 

be made to allow for the delivery of the LDP Strategy. In this case, the settlement boundary relating to 

Bridgend was considered flexibly and whilst Bridgend is defined as an area of growth it is constrained 

by the capacity of Junction 36 of the M4. This directly informs the location of sustainable growth within 

settlements, with a focus on those areas that can provide sustainable travel options and where 

increased traffic options will not add to the capacity issues of Junction 36. Llanmoor agree with the 

Councils own assessment that the settlement boundary is proposed to be altered to extend around the 

site to reflect the emerging allocation, a position which strengthens Bridgend’s role as the Primary Key 

Settlement within the County Borough. Furthermore, the revised settlement boundary will prohibit 

further greenfield development to the south north and west. 

 

Agricultural Land Quality  

Appendix 55- Background Paper 15 – The Best and Most Versatile Agricultural Land confirms that the 

proposed strategic development of land West of Bridgend includes agricultural land of Subgrade 3b and 

Grades 4 and 5. This is confirmed by the submitted statement by Kernon Countryside Consultants Ltd.  

It would not result in the loss of any BMV agricultural land. In accordance with the Welsh Government 

Guidance Note (November 2017) that accompanies the Predictive Agricultural Land Classification Map 

(Wales) ‘planning applications and Local Development Plans are expected to be supported by survey 

evidence where Best and Most Versatile (BMV) agricultural land is an issue for consideration’.  

 

Ecology  

As highlighted by the Authority, a comprehensive desk study and extended Phase 1 survey were 

undertaken at the site to support the candidate site submission, as well as a further Ecological Briefing  
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Note and Habitat Assessment Summary Note. It is considered that these are more than adequate for 

the current assessment, and that any further detailed assessments would accompany a planning 

application.  

 

The Phase 1 survey concluded that the site is dominated by agriculturally improved grassland of limited 

botanical interest and thus of low inherent ecological value. Though, habitats of greatest ecological 

importance do include the native hedgerows delineating the northern boundary and internal field 

boundaries in addition to woodland habitat and marshy grassland associated with Laleston Meadows 

SINC. 

 

The Habitat Assessment Summary Note included a DAFOR level botanical survey to assess the botanical 

interest of Laleston Meadows SINC. This was also then supported by a further Ecological Briefing Note. 

Both reports notes that the SINC encompasses four distinct grassland areas divided by scrub, 

broadleaved woodland and relict hedgerows. The masterplan proposal seeks to maintain biodiversity 

across the SINC, particularly the two eastern fields of greater botanical value, which will predominantly 

be managed for wildlife and biodiversity with restricted public access, albeit allowing for the continued 

use of the existing public rights of ways (PRoW) in this area. However, the two western fields provide 

opportunities for the provision of informal public open space focused across those areas of lower 

botanical interest, whilst also providing opportunities for the enhancement and sensitive management 

of habitat features (including scrub control and removal of undesirable species) to maximise 

biodiversity and ensure the long term condition of the SINC is maintained. 

 

Green Wedge  

The Council’s Green Wedge Review, 2021 indicates that the land west of Bridgend is currently located 

within a Green Wedge as identified within the extant LDP. However, the current DCD and council 

evidence considers that the land at West Bridgend is identified as making an important contribution to 

meeting the housing need for the County Borough over the next plan period and is able to provide 

significant new green infrastructure. The Review considers that whilst LDP Policy ENV2: Development 

in Green Wedges has been successfully used for its primary objective of preventing coalescence, other 

policies contained within the extant LDP, particularly ENV1: Development in the Countryside, have also 

been successful in preventing coalescence. 

 

The Review recommends that as there are policy mechanisms included within the Deposit Plan 2018-

2033 which define settlement boundaries and policies strictly controlling development in the 

countryside, open space, biodiversity, landscape and the environment whilst also allocating sufficient 

land for housing within the replacement LDP – Deposit Plan that it is not necessary to take forward the 

green wedge policy into the Replacement LDP. 

 

Llanmoor agree that the Green Wedge policy has served its purpose and that there are sufficient new 

policy mechanisms coming through in the Replacement LDP whilst also enabling the sustainable 

delivery of new homes at Bridgend.  
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Green Infrastructure    

The Green Infrastructure Assessment 2021 provides a baseline of Bridgend’s Green Infrastructure (GI) 

assets and takes a proactive approach to the management enhancement of assets including those 

associated with the proposed growth identified in the Replacement LDP.  

 

In terms of the land west of Bridgend the Assessment has identified a number of options which will be 

considered as part of the GI design. The assessment recognises that the site will provide new areas of 

public open space across the site comprising seven key areas of formal open space (including equipped 

play provision), informal spaces and linkages, green streets, and explore the provision of enabling 

sensitive public access to part of Laleston Meadows SINC and woodland.  

 

This is supported by the master planning works which have resulted in 7.82ha of natural/semi natural 

areas for nature conservation, new wetland habitat, SUDS and informal green space for people to 

experience nature. This is further supported by 2.1ha of children’s play space, Informal amenity space, 

as well as 2.87ha of green infrastructure, including green streets and amenity green space.   

 

A Landscape and Visual Appraisal has been undertaken to inform the design evolution of the scheme 

and enabled an integrated approach to potential landscape and visual opportunities and constraints. 

Overall is it considered that the masterplan framework proposed for the site has been sensitively 

designed through a landscape and ecology-led approach, with appropriate incorporation of mitigation 

measures to address concerns in relation to landscape and visual matters. As such, the promotion of 

this site for residential development should be considered an acceptable extension to the existing 

settlement of Bryntirion which would not cause significant or wide-ranging adverse effects upon its 

surrounding landscape context.  

 

Conclusion  

In light of the technical findings above, it is clear that the DCD has been prepared in accordance with 

Welsh Government guidance set out within PPW and the DPM. Significant technical and viability 

evidence has been provided by Llanmoor to demonstrate the proposal is sustainable, deliverable and 

viable at each stage of the plan process. Llanmoor standby their previous submissions and continue to 

support the allocation of land west of Bridgend as the right location for an urban extension within the 

Bridgend Sustainable Growth Area which should be progressed to the Replacement LDP adoption.   

 

Land South of Bridgend (Island Farm)  

Llanmoor do not question the allocation of housing numbers in Bridgend, as the Primary Key Settlement 

within the County Borough. It is noted that this site was subject to further assessment as part of Stage 

2 of the Candidate Site Assessment Report 2021 (Candidate Site Ref. PS.1) where it was considered to 

have potential to provide a new primary school and accommodate the relocation of Heronsbridge 

Special Educational Needs School in addition to providing up to 850 homes.  

 

Whilst the site is considered to be free of any significant constraints noted within the Candidate Site 

Assessment and the Full Sustainability Appraisal of the DCD, and the site has an emerging allocation for 

a mixed use scheme including residential, education, commercial and leisure uses in the Deposit Plan,  

796



 

      
Quality Assured 

 

under emerging placemaking Policy PLA2, a number of concerns remain in respect of deliverability. The 

fall-back position of this site is well documented, in respect of the outline permission (Ref. 

P/08/1114/OUT) for a mixed-use development comprising sport/leisure/commercial and office uses 

and subsequent Reserved Matters approvals (Ref. P/14/354/RES and P/14/824/RES) which have 

lawfully commenced, but not been completed. The stalled delivery of the existing permissions on site 

raises questions as to whether the site is viable and deliverable, as the mixed use scheme with planning 

permission since 2014 has not been fully implemented. 

 

Llanmoor are not aware of a residential developer being engaged in the site promotion and the sites 

potential to deliver 850 residential dwellings in the Replacement LDP period is questioned and 

considered ambitious given the track record of failing to deliver existing permissions. As a consequence 

we consider the housing trajectory provided in both the DCD and Appendix 44 Background Paper 4 to 

be optimistic given the history of the site and potential difficulties of overcoming a potential ransom 

and then allowing sufficient time to market and sell the site to a developer who must then obtain 

planning permission. At present the trajectory shows completions in 2025-2026 and it is considered 

that this should be moved back to 2027-2028.   

 

Land East of Pencoed 

Llanmoor have no objection to the principle of residential development at Pencoed College Campus, 

but remain cautious about the number of units proposed and the delivery rate set out in the housing 

trajectory. Llanmoor are not aware of a housing developer being on board to take the site forward and 

as such do not consider sufficient time has been allowed for the disposal of land and for the vendor to 

achieve the relevant planning consents to enable the first housing completions in 2025.   

 

The Candidate Site Assessment Report 2021 identifies the need for flood mitigation and a required 

easement of a high pressure gas main that traverses the site. It is also noted that Appendix 1 of the 

Infrastructure Delivery Plan 2021, sets out the infrastructure necessary to support the delivery of 

strategic sites. In terms of the land east of Pencoed, focusing purely on transport infrastructure, there 

are a number of elements with unknown costs. The main point Llanmoor wish to highlight at this stage, 

is that unknown costs can hinder the viability and deliverability of a development. It is noted that the 

intended phasing/delivery period for development is 2023-2028, however it is questionable whether 

this is achievable when there appear to be several unknowns relating to the delivery of infrastructure.  

 

In light of the survey work required for archaeology and transport, factoring the timescales for the RLDP 

examination and considering the knock on consequences the COVID lockdowns are having, especially 

for traffic data to inform Transport Assessments to support relevant planning applications, it is 

considered highly unlikely that the first tranche of housing would commence in 2023. It is considered 

more realistic for the first tranche of housing to commence in 2027-28.  
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Quality Assured 

 

14. Do you have any other comments to make on the Deposit Replacement LDP? 

Policy SP6: Sustainable Housing Strategy  

Llanmoor support the Sustainable Housing Strategy set out in Policy SP6, in particular the provision for 

9,207 homes. The housing requirement of 7,575 homes should be a minimum requirement as set out 

previously. Llanmoor also agree development should be distributed in accordance with the 

regeneration and sustainable growth strategy provided in Policy SP1 to ensure an appropriate and 

sustainable supply of housing.  

  

Policy COM1: Housing Allocations 

Llanmoor support the inclusion of Land West of Bridgend being identified as a strategic site within the 

emerging housing allocations reflecting Bridgend’s role as a Primary Key Settlement within the 

Settlement Hierarchy and Spatial Strategy. It further reflects the Sustainable Housing Strategy in Policy 

SP6. 

 

Policy COM3: On-site Affordable Housing 

Llanmoor support the target affordable housing percentage of 15% for Bridgend Housing Market Area, 

whilst also supporting the 20% affordable housing contribution identified for Land West of Bridgend 

which have been identified having regard to the Local Housing Market Assessment, the Plan Wide 

Viability Assessment and site specific viability testing.  

 

Summary 

Llanmoor is wholly supportive of the allocation of land West of Bridgend as a sustainable urban 

extension within the DCD and is committed to delivering homes to meet Bridgend’s needs. Whilst 

concerns remain over the viability and deliverability of other allocations, Llanmoor is supportive of the 

Replacement LDP, and are keen to ensure that the future plan is robust and sound for the next plan 

period.   
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LDP Rep: 1388 

Representor Name: Christine Sullivan 

Organisation (if applicable): Sullivan Land and Planning 

Type of Representor: Developer 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

1388 
 

2: Do you have any comments to make on the growth strategy? 

ID  

1388 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

1388 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

1388 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

1388 
 

6: Do you have any comments to make on the employment strategy? 

ID  

1388 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1388 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

1388 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1388 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

1388 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1388 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

1388 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID See accompanying info 
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26 July 2021 

Bridgend County Borough Council 

Civic Offices 

Angel Street 

CF31 4WB 

 

By email: consultation@bridgend.gov.uk 

 

Dear Sir / Madam 

Bridgend LDP 2018-2033 Deposit Consultation Document- Letter of support for Strategic Site- Land 

West of Bridgend, also raising additional comments and concerns regarding misinformation being 

circulated by objectors.  

I write in support of the proposed allocation at West Bridgend which is the product of a 

comprehensive assessment of the site and its context. The submission of the West Bridgend site for 

consideration, was accompanied by a suite of technical reports and found acceptable in the planning 

balance, to deliver housing in a sustainable location and duly included within the Deposit 

Consultation Document. This proposed allocation is for open market and affordable housing, 

together with a community hub and primary school, as well as extensive areas for nature 

conservation, trim trail, parks and play areas.  

The obligation on Bridgend to Review their Local Development Plan has resulted in this current draft 

which is attracting many representations. These include a template letter prepared and circulated by 

Councillors to rally objection. The concerns I wish to raise on behalf of the landowners and site 

promoter is the mis informed rhetoric being presented as fact. Both the template letter and the later 

individual objection posted by Councillor Charles Smith contain inaccuracies which are summarised 

in bold black text below, with a response in red. 

 

Template/letter of Objection 

Further housing is not necessary at this location.  

REPLY on behalf of Llanmoor Development Co. Ltd. 

• An evidence base has been created as part of the LDP supporting documentation.  

• No justification or reasoning is given of why an additional 850 houses would constitute bad 

planning? The LDP Review supporting documents and Preferred Strategy form the basis of 

the proposed allocations in the LDP Review and justify why urban edge sites, such as West 
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Bridgend, are the preferred location for the majority of growth, in accordance with Future 

Wales and PPW 11. 

• The reference to site profitability should refer to the comprehensive viability report 

accompanying the site promotion, which has been prepared in conjunction with the Councils 

Viability Consultant Burrows Hutchinson (dated March 2021), and confirms that the site is 

viable and can deliver all relevant and appropriate obligation  

• Affordable housing will be provided to the Council through a Section 106 Agreement and as 

is normal practice the prices will be based upon a percentage of ACG (42% of Acceptable 

Cost Guidelines, Band 4), or Market Value (LCHO 70% of MV), which will mean the houses 

are truly affordable and available to young people. 

 

Infrastructure is not in place to support further development.  

REPLY on behalf of Llanmoor Development Co. Ltd. 

• The LDP Review team in association with the education department are duty bound to 

assess school catchments areas and capacity as part of the evidence base for the 

formulation of the LDP Review and the preferred strategy. Accordingly, the proposed 

strategic allocations have been progressed in line with this process and the onsite provision 

of a primary school and off-site contributions to secondary and further education are 

factored into the viability appraisal for the site. 

• A Community Infrastructure sum of £12,665,330.00 has been included in the viability report, 

£11.35m is allocated for education purposes, to be allocated for use across nursery, primary, 

secondary and further sectors. 

• Drainage has been assessed by DCWW and they have confirmed that a connection to 

accommodate the development for FW can be provided. SW will be dealt with via SUDS.  

• A full utilities and services report has been prepared and was submitted as part of our 

evidence base and confirms that all services are available, and the viability report reflects 

the anticipated costs of delivery of these services. 

• NHS and Local Health Board have been consulted with no responses received to date, albeit 

they were represented at the last meeting held with the Council about trajectory (A health 

Impact Assessment was submitted in July 2020 in support of the proposal). 

 

Further along the A473, air quality testing in Park Street reveals it to be one of the most polluted 

locations in the county. Generating more traffic to use the A473 violates the sustainable 

development principles contained in the draft LDP. 

REPLY on behalf of Llanmoor Development Co. Ltd. 

• An air quality report was included (revision 3rd July 2020) with the site submission and 

confirms that the site will not adversely affect the area around Park Street impacted by air 

quality. The submitted report confirms the whole of the development at West Bridgend 

would have a negligible effect on air quality. 
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Further road traffic would also put further strain on the A473 junctions with Elm Crescent and 

Heol y Nant, the traffic lights at Bryngolau, and the A48 Broadlands roundabout, which is already 

strained for capacity. 

REPLY on behalf of Llanmoor Development Co. Ltd. 

• The Vectos Traffic Report confirms that the development will have no detrimental effect on 

the existing infrastructure.  

• A further Strategic Transport Assessment prepared to support the LDP Review has been 

conducted by Mott McDonald commissioned by BCBC to reveal any strategic improvements 

which might be necessary to be delivered and supported financially by this development. 

The outcome of this report is awaited and if any issues are raised these will be acted upon. 

 

The site would coalesce the community boundaries of Bryntirion and Laleston, contrary to good 

planning principles. It is an Area of Special Landscape and outside the Settlement Boundary. 

REPLY on behalf of Llanmoor Development Co. Ltd. 

• In line with Future Wales and PPW11, sustainable, mostly urban edge sites are the chosen 

locations for future growth in the Review of an LDP. Accordingly, detailed assessments are 

made of these past designations which are up for review like open countryside, special 

landscape and settlement boundaries. 

• The EDP Landscape and Visual Appraisal report assesses the landscape impact reviewing 

national and local policy, landscape character and visual amenity. The findings confirm that 

the site relates well both in landscape and visual terms to the existing landscape and 

settlement, and that the site represents a logical extension to Bryntirion provided a 

considered design is sensitive to the site’s existing characteristics. The draft Masterplan 

reflects these design principles. 

• The design appraisal and masterplan of the site ensures a well thought out proposal which 

responds sensitively to assets on site such as the Bridgend Circular Walk, the Byway, the 

hedgerow network and vegetated site boundaries. 

• The masterplan framework proposed for the site has been sensitively designed through a 

landscape and ecology-led approach, with appropriate incorporation of mitigation measures 

including a wide landscaped buffer zone on the western edge to set a defensible boundary in 

order to address concerns of the site in relation to landscape and visual matters. 

• The retention of the SINC area to the north of the site also provides protection to the 

potential heritage assets located off site to the north and creates a defensible boundary to 

control any future development of the land to the north towards Pen Y Fai. 

 

The site has an inherently rural aspect, It forms a green wedge bordering a ward that is officially 

rural, and a ward that is officially urban.  

REPLY on behalf of Llanmoor Development Co. Ltd. 

• The purpose of the Landscape Appraisal by EDP, submitted with the site promotion was to 

inform the design evolution of the scheme which enabled an integrated approach to 

potential landscape and visual opportunities and constraints. The emerging scheme has 
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sought to meet the LPA’s need for housing on a site which is identified in the Preferred 

Strategy and suggests that development of this site is acceptable in principle. 

• A promotion of this site for residential development has been considered an acceptable 

extension to the existing settlement of Bridgend and Bryntirion to the east with no 

significant or wide-ranging adverse effects upon its surrounding landscape context. 

This green wedge is the location of the Laleston Stones Trail, and the Bridgend Circular Walk, and 

is a field, woodland and hedgerow system with an historical heritage.  

REPLY on behalf of Llanmoor Development Co. Ltd. 

• An Archaeology & Heritage Report (EDP) has been submitted and the baseline data indicates 

the likelihood of significant archaeology being present is low. Any remains would be located 

within the SINC area to the north of the site which is to remain undeveloped. 

The proposed site is criss-crossed by public rights of way which have been conscientiously 

maintained by the Community Council and which are highly valued by local people and visitors.  

REPLY on behalf of Llanmoor Development Co. Ltd. 

• Any PROW will be maintained and protected or diverted within the development and if 

diversions are necessary to locations appropriate to minimise their urbanisation. The central 

“lane” will be maintained with hedges on both sides, and the development of the site will 

allow public access will to a much wider area than is currently legally permitted. Please 

remember that most this land is held in private ownership and is not available for the public 

to roam freely. The site proposal has a circular walk and trim trail for public use and 

enjoyment. 

 

No evidence has been produced to show that the commercial benefits of building at this location 

would more than outweigh the loss of positive social value of the site in its current condition.  

REPLY on behalf of Llanmoor Development Co. Ltd. 

• All the land is in private ownership with public access currently limited to PROW only. The 

development of the site would offer positive social value by enabling wider access, delivery 

of a nursery and primary school and a central hub facility as is now being encouraged by 

Welsh Government to enable and encourage remote working and promote less car-based 

journeys. The future development of the site is supported by a suite of evidence based 

technical documents which have assessed the impacts and benefits of the proposed 

development to ensure a planning balance can be achieved to meet the policy makers 

requirements and the communities’ future needs. 

 

The loss of the rich and diverse flora and fauna of the woodland, fields and hedgerows is not 

justified by any commercial benefit from this development. 

REPLY on behalf of Llanmoor Development Co. Ltd. 

• The SINC in the northern section of the site is to remain protected, with the option for this 

to be handed to the Council (together with a payment for future maintenance) for long term 

protection.  
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• Hedgerows and trees are being maintained, other than where it is necessary to transect 

them to facilitate access for roads or cycleways/footpaths between the fields.  

• Generally, the land is currently intensively farmed and therefore has a low biodiversity 

value.  

• The development of the site has the potential to increase the biodiversity offer and value of 

the site. 

 

This urbanisation would create an undesirable precedent for further urbanisation to south, north 

and west.  

REPLY on behalf of Llanmoor Development Co. Ltd. 

• The future growth of Bridgend will be governed by politicians and policy makers. 

• The boundaries to the north and west are protected by buffer zones, including the SINC to 

the north. The likelihood is that these areas will be offered to the Council for adoption, 

together with an appropriate maintenance payment, this will allow the Council to control 

any further development of land to the North and West. 

                                                                

The proposal to close Llangewydd Road to vehicular traffic is undesirable and disingenuous. 

Undesirable because this lane is already a popular walking and cycling route, and vehicular traffic 

coexists without difficulty on this stretch. 

REPLY on behalf of Llanmoor Development Co. Ltd. 

• The purpose of proposing to close the lane to traffic is in fact to enhance the ability for 

pedestrians and cyclists to use this route, to and from the development and the wider area. 

There are no existing footpaths or cycleways along this route at present, which is currently a 

danger to such users. 

Alternative routes have not been suggested by the developer. These are disingenuous, because no 

evidence has been put forward to argue for the closure of Llangewydd Road! 

REPLY on behalf of Llanmoor Development Co. Ltd. 

• The Highway Statement which accompanied the submission of this site promotion evaluates 

the safety issues relating to the closure of Llangewydd Road as part of the overall proposal. 

• As referenced earlier, the intent would be to pass land over to the Council who would then 

be in control of any further development towards Penyfai. Indeed, the Council as Planning 

Authority has total control over the direction of future growth. 

The closure of the road is not a way of achieving this outcome! This proposal puts the wrong type 

of development with the wrong type of houses in the wrong location.  

REPLY on behalf of Llanmoor Development Co. Ltd. 

• The development is proposed in a sustainable location and will provide a range and choice of 

housing including “affordable homes” as determined by the Council and delivered through a 

Section 106 Agreement.  
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• The development would also make a financial contribution to education and active travel as 

well as providing large amounts of POS and publicly accessible playing fields and facilities 

within the school area. 

 

The applicant’s intension is to destroy trees and mainly consists of Grade 2 agricultural land; the 

highest grade available in Wales. 

REPLY on behalf of Llanmoor Development Co. Ltd. 

• The site proposed for a residential allocation in the Deposit Consultation Document does not 

comprise any Grade 2(Best and Most Versatile) agricultural land. 

• The agricultural land assessment of the site demonstrates the land does not fall within the 

Best and Most Versatile Category, but is instead Grade 3b land. 

• A detailed arboricultural assessment of the trees on site has been undertaken and 

submitted. This has been fundamental in determining land parcels for development to 

ensure that trees and woodland of quality is retained and incorporated in the masterplan 

design.  

 

This response is prepared and submitted on behalf of Llanmoor Development Company Ltd. They 

have more than 55 years’ experience of constructing brand new homes across South Wales and has 

an extensive knowledge of the needs and requirements of its home purchasers by means of detailed 

market research ahead of any development being proposed or commenced. The Company has 

constructed many hundreds of high-quality brand-new homes on 12 developments across the 

Bridgend Borough in its years of trading and goes to great lengths to ensure that the homes built are 

in line with what the home buying public need and desire. Building homes that do not meet with the 

needs of the community would go completely against the principles of the Company as a very highly 

respected private Welsh SME home builder. 

 

Yours Faithfully 

CHRISTINE SULLIVAN 

Principal 
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LDP Rep: 1390 

Representor Name: Ross Bowen 

Organisation (if applicable): Tetra Tech Planning 

Type of Representor: Developer 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

1390 
 

2: Do you have any comments to make on the growth strategy? 

ID  

1390 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

1390 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

1390 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

1390 
 

6: Do you have any comments to make on the employment strategy? 

ID  

1390 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1390 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

1390 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1390 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

1390 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1390 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

1390 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID See accompanying info 
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Our Ref: 784-B031038 

Date: 27 July 2021 

 

 

The appropriate officer  

Planning Policy  

Bridgend County Borough Council  

Civic Offices  

Angel Street  

Bridgend  

CF31 4WB 

 

 

 

 

 

 

Dear Sirs, 

 

PARC AFON EWENNI, BRIDGEND (COM1(1) / NT1(7) / ENT2(6)) 

BRIDGEND COUNTY BOROUGH DEPOSIT LOCAL DEVELOPMENT PLAN 2018 - 2033 

 

Introduction  

 

Tetra Tech Planning are instructed by our clients, Lodgeground Limited (Dovey Estates) to submit 

representations in respect of the current consultation on the Deposit Bridgend County Borough Local 

Development Plan (2018-2033) (“Deposit Plan”) in respect of their land ownership interest at Parc Afon Ewenni 

(see plan at Appendix A).  

 

Our client supports the proposed re-allocation of Parc Afon Ewenni for mixed-use development within the 

Deposit Plan by virtue of: 

 

• Policy COM1(1) (Housing Allocations) – For housing up to 675 dwellings (including 135 affordable 

units); 

• Policy ENT1(7) (Employment Allocations) – For employment site for up to 2.0 ha of Class B1, B2 

and B8 use.  

 

The Deposit Plan’s acknowledgement of the importance of the Parc Afon Ewenni site forming part of the 

Southern Bridgend Gateway and its’ significance in the Regeneration and Sustainable Growth Strategy is 

likewise endorsed. These representations are made with regard to a limited alteration to the scope of the 

mixed-use allocation, to allow for an increased provision of retail, leisure and other commercial use on our 

client’s land ownership, to safeguard and enable the future deliverability of the site as a whole.  
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Background  

 

As the Council will be aware, planning permission was granted in March 2018 for the erection of up to 240 

dwellings, 1,123 sqm Class A1/A2/A2/D1/D2 use, public open space and highways infrastructure, the extent 

of the Parc Afon Ewenni site allocation within our clients’ ownership (ref: P/15/368/OUT). Since then, the site 

owners have undertaken a comprehensive feasibility exercise relating to these proposals in view of the 

financial commitment associated with the provision of a traffic signal-controlled junction on the A473 (Waterton 

Road), substantial abnormal costs in the form of contamination and remediation and other Section 106 

obligations. The proposed scale of remediation and infrastructure investment necessary to deliver the mixed-

use site raises significant commercial difficulties regarding the enabling of the wider development from a 

funding perspective. This issue will be familiar to the LPA given that we understand a grant funding bid under 

the Cardiff Capital Region fund was unsuccessful.  This identified viability gap has therefore necessitated the 

need for our client to contemplate alternative options to provide an uplift in land value, that will commercially 

support the provision of the enabling infrastructure, and in turn, the deliverability of the wider Parc Afon Ewenni 

allocation.  

 

Albeit specifically in respect of housing allocations, PPW 11 states: 

 

“To be ‘deliverable’, sites must be free, or readily freed, from planning, physical and ownership constraints and 

be economically viable at the point in the trajectory when they are due to come forward for development, in 

order to support the creation of sustainable communities” (paragraph 4.2.10).   

 

In view of the above, these representations are made in support of the allocation of our clients’ land ownership 

for retail allocation for up to 4,000 sqm gross (c.2,900 sqm net sales). The retail allocation remains akin to the 

original aspiration of the mixed-use allocation Parc Afon Ewenni Regeneration Area – Masterplan Framework 

& Delivery Strategy (November 2011) and approved by virtue of the extant planning permission ref: 

P/15/368/OUT, albeit with an increased quantum of ’enabling’ retail. 

 

Justification  

In support of the proposed retail floorspace, the Parc Afon Ewenni Retail Report is submitted and confirms 

the following:  

 

• Notwithstanding the Bridgend Retail Study (2018) conclusions that there is minimal convenience 

goods capacity during the plan period, our assessment has shown that there is substantial overtrading 

of the existing stores closest to the site.  The Retail Study (2018) has simply forecast growth from this 

point without appropriate regard to the trading conditions of existing stores. 
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• Existing stores in Zone 1 (within which the site is situated) are considered to be overtrading by some 

£34.2M (26% above average levels). 

• The degree of overtrading is considered to be evident in the congested nature of the stores, car parks 

and highways network around the stores. 

• The proposed c. 2615sqm of convenience goods provision would only equate to around £12.3M of 

this expenditure, and even less when taking account of committed floorspace by virtue of the adopted 

LDP allocation and the extant planning permission. 

• There is a clear retail need to support the increase in the size of the Local Centre proposed, enabling 

the facilities to both provide for future residents of the development and neighbouring areas, as well 

as a modest proportion of trade from beyond by virtue of the site’s prominent location on a key 

transport corridor into Bridgend. 

• Given the degree of overtrading of existing stores, particularly in terms of Discount Foodstores, the 

modest amount of trade diversion can be accommodated without any credible threat to existing stores 

and the vitality, viability and attractiveness of designated centres. 

• The proposed increase can therefore be considered acceptable in retail policy terms, and significantly 

assist in the deliverability of this important brownfield regeneration opportunity. 

 

Proposed Changes - Deposit Plan Policy & Proposals Map   

 

Policy ENT6 (Retail and Commercial Development)  

 

Policy ENT6 relates to Retail and Commercial Development and therefore applies to new retail and leisure 

development within the sites described within the policy wording. The proposed alterations to accommodate 

the Parc Afon Ewenni proposal are set out below:  

 

“The regeneration of retail and commercial centres, through the refurbishment or redevelopment of key 

sites and buildings for retail, commercial, leisure, education and other complementary uses, will be 

favoured. The following sites are identified as key sites: 

 

1) Southside – Land at the Bridgend Shopping Centre, Cheapside, Police Station and Brackla Street, 

Bridgend – 2.31ha (including 9,990m² of retail and food and drink) 

2) Porthcawl Waterfront Regeneration Area, Porthcawl – 2,500m² 

 

Outside of the above, retail, leisure and appropriate complementary commercial proposals will be 

supported within allocated mixed use Strategic sites and large-scale residential or mixed-use 

development allocations only where: 
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a) It is specifically identified as an opportunity as part of a site specific proposal and included within 

the masterplan as an integral element of a planned new neighbourhood to reinforce a sense of 

place; 

b) It is sited in an appropriate, central location within the community that it is to serve, and within close 

proximity to a public transport corridor; 

c) It is of an appropriate scale to meet an identified evidenced need; and 

d) It would not negatively impact upon the vitality, viability and attractiveness of a designated Centre”. 

 

We would also suggest consideration is given to establishing floorspace thresholds for all Strategic Sites and 

large-scale residential or mixed-use development allocations would be beneficial and provide the certainty 

offered by the proposed wording in respect of Southside and the Porthcawl Waterfront Regeneration Area.  In 

doing so, we would request the Parc Afon Ewenny is allocated for 2,900sqm net retail floorspace. 

 

The proposed change to the policy wording is supported by the reasoned justification already outlined at 

paragraph 5.4.60 of the Deposit Plan, which states:  

 

“The Council recognises the important role that local shopping facilities play in serving their communities and 

appreciates that their provision can mean a vital service is provided to local people. In areas of new housing 

growth this may result in the need to provide new local convenience goods retailing either within, or close to, 

the new development to meet the everyday needs of the residents. This is likely to occur outside of the retailing 

and commercial centres identified in SP12. Policy ENT6 therefore seeks to facilitate the provision of new locally 

scaled convenience goods retailing provision where the need can be identified. In the case of large-scale 

residential or mixed-use developments incorporating a significant element of residential development, there is 

a case for providing a new retailing centre incorporating other retailing, leisure and commercial uses at a scale 

and size proportionate to the site as a whole”. (our underlining) 

 

In line with the Placemaking objectives to PPW 11, the proposals would provide high-quality retail with good 

linkages to the surrounding communities, to enable them to undertake their convenience shop and socialise 

within easy walking / cycle distance of new homes. This approach accords with PPW 11 paragraph 3.50 which 

states: “Planning authorities should adopt policies to locate major generators of travel demand, such as 

housing, employment, retailing, leisure and recreation, and community facilities (including libraries, schools, 

doctor’s surgeries and hospitals), within existing urban areas or areas which are, or can be, easily reached by 

walking or cycling, and are well served by public transport”. 

 

Conclusions  

 

We look forward to receiving acknowledgement of these representations in due course and for any further 

information / evidence documents deemed necessary in support of the site allocations to be requested. 
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Yours faithfully 

 

Ross Bowen  

Director  

 
For and on behalf of  

Tetra Tech Ltd 

 

 

cc: Paul Evans  
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 Introduction & Background 

1.1 Introduction 

1.1.1 The Parc Afon Ewenni proposed mixed-use site requires substantial infrastructure provision including 

highway infrastructure to create a new junction on Waterton Road to facilitate access into the site, as 

well as substantial site abnormals in the form of contamination and remediation costs, as well as other 

s106 requirements.  This identified viability gap has therefore necessitated the need for our client to 

contemplate alternative options to provide an uplift in land value, that will commercially support the 

provision of the enabling infrastructure, and in turn, the deliverability of the wider Parc Afon Ewenni 

allocation.  To help achieve this, an enabling larger retail element is proposed. 

1.1.2 The proposed retail element comprises an 1,804 sq m GEA (1,315 sq m net sales) potential discount 

food store; a 1,858 sqm GEA higher end foodhall retail unit; a 130sq m Coffee Drive Through and a 

279 sq m retail pod(s).  In all, the above uses would equate to around 2,900sqm net floorspace. 

1.1.3 This proposed quantum of retail floorspace would be 900sqm net higher than previously allocated in 

the Adopted LDP under Policy REG5(3), which permits up to 2,000sqm net of A1, A2, A3, D1 and D2 

uses. It should also be noted that the site benefits from extant planning permission for 1,123sqm of 

A1/A2/A3/D1/D2 uses under planning permission (P/15/368) which includes 240 dwellings. 

1.1.4 The additional provision of 900sqm net above the established Adopted LDP commercial floorspace 

quantum is therefore considered to be the ‘enabling’ element which will help to facilitate to the 

development of the wider allocated site.  This scale of development would appropriately serve as a 

‘Local Centre’ to local residents, but also enable an element of trade beyond the immediate site area, 

by virtue of the prominent location, excellent road, public transport and active travel links that are, or 

could be made available. 

1.1.5 The purpose of this report is to provide a ‘high-level’ assessment of the compliance of the proposed 

uses against national retail policy in order to assess the acceptability of a proposed increase in the 

permitted “Local Centre” to allow for the additional 900sqm of floorspace to a total of 2,900sqm net 

(4,000 sqm gross). 

1.1.6 The report draws upon the Council’s Evidence Base for the LDP Review, the Retail Study 2019 

1.2 Report Structure 

1.2.1 This Report considers the retail policy merits of the proposed retail element proposals in the context 

of relevant national and local planning policy and is structured as follows.    

• Section 2: describes the site and proposed development; 

• Section 3: sets out the local and national planning policy context; 

• Section 4: considers the proposal in the context of the key retail tests of 

need, sequential approach and impact. 

• Section 5: provides a summary of the conclusions 
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 The Proposed Development 

2.1 Site Description & Surroundings  

2.1.1 The site is located on the southern eastern edge of Bridgend, stretching along the A473 corridor from 

the Waterton Roundabout in the west along to the small and currently isolated residential area of 

Waterton to the east.  It is located immediately to the south of Bridgend Industrial Estate and presents 

a significant and underutilised brownfield site.  The River Ewenny forms the southern boundary of the 

site. 

2.1.2 The location of the site on the A473 corridor provides an important gateway into Bridgend from the M4 

(Junction 35) in the east, and also Cardiff and Cowbridge along the A45.   

2.1.3 The site is presently occupied by a mix of low grade light industrial / warehouse buildings which are 

noted to be in relatively poor condition. 

2.2 The Proposed Development 

2.2.1 The proposals for a new local centre subject of these representations concerns the circa 3.2ha site in 

shown as area 2 on the below plan. 

Figure 2.1 Site Ownership Plan 

 

2.2.2 The retail development scheme comprises a 1,804 sq m GEA (1,315 sq m net sales) discount food 

store and a 1,858 sqm GEA retail unit which is understood to be of interest to a high end foodhall 
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operator.  The scheme may also entail a 130sqm Coffee Drive Through and a 278 sqm retail pod(s) 

to accommodate smaller retailers. 

Figure 2.2 Proposed Layout 
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 Planning Policy Context 

3.1 Introduction 

3.1.1 This section summarises the relevant existing Development Plan pertinent to the site, and reference 

to the pertinent policies in respect of the Deposit Plan. 

3.1.2 Section 38(4) of the PCPA 2004 (as amended) states that: 

“For the purposes of any area in Wales the development plan is: (a)the National Development 

Framework for Wales, (b) the strategic development plan for any strategic planning area that 

includes all or part of that area, and (c) the local development plan for that area”. 

3.1.3 Accordingly, the policies of relevance contained within the National Development Framework and the 

adopted LDP are now discussed. 

3.2 Future Wales: The National Plan 2040 

3.2.1 Future Wales sets out a spatial strategy as a guiding framework for where large-scale change and 

nationally important development will be focused over the next 20 years. The policies of the Spatial 

Strategy which are relevant to the scheme are now discussed. 

3.2.2 Policy 1 – ‘Where Wales will grow’ indicates the Welsh Government supports sustainable growth in 

all parts of Wales. Bridgend is situated in the South East region, and within  the identified National and 

Growth Area of ‘Cardiff, Newport and the Valleys’. 

3.2.3 Policy 6 - ‘Town Centres First’ indicates significant new commercial, retail, education, health, leisure 

and public service facilities must be located within towns and city centres. They should have good 

access by public transport to and from the whole town or city and, where appropriate, the wider region. 

3.3 Bridgend Local Development Plan 2006-2021 

3.3.1 The Parc Afon Regeneration Area is allocated under Policy COM1(3) for 650 residential units (130 

affordable) as part of the Bridgend Strategic Regeneration Growth Area.   Parc Afon Ewenni (PLA3(4) 

is identified as a brownfield and under-utilised site within the defined settlement, and allocated for 

regeneration and a mixed-use scheme, in accordance with a masterplan/development brief.  

3.3.2 Policy PL8(4) confirms that access to Parc Afon Ewenni will require on-site and infrastructure 

requirements; to include a new roundabout access on the A473 and sustainable safe walking routes 

connecting the site with the wider urban area. 

3.3.3 Policy REG5 - ‘Local Retailing and Commercial Development’ identifies Parc Afon Ewenni as a 

location for a ‘New Local Service Centre’ comprising a mix of A1, A2, A3, D1 and D2 uses for up to 

2,000sqm (net).  The policy confirms that “where a local need is identified, either through new 

residential development or as part of a comprehensive mixed-use developments proposed by Policy 
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PLA3 or in an existing area of under-provision, proposals for new small-scale, local convenience and 

comparison goods retailing and services will be permitted”. 

3.3.4 The supporting text (para 5.2.122) indicates development proposals for retail development (use class 

A1) in designated neighbourhood centres will be permitted provided that the development, either 

individual or cumulatively with other recent or proposed developments, does not undermine the vitality, 

attractiveness or viability of town or local centres. 

 

3.4 National Planning Policy  

The Well-Being of Future Generations (Wales) Act 2015 

3.4.1 The Well-Being of Future Generations (Wales) Act 2015 (which came into force on 1st April 2016) 

requires “public bodies to do things in pursuit of the economic, social, environmental and cultural well-

being of Wales in a way that accords with the sustainable development principle”.  The Act sets out 

seven ‘well-being’ goals as follows: 

• A prosperous Wales: An innovative, productive and low carbon society which 

recognises the limits of the global environment and therefore uses resources 

efficiently and proportionately (including acting on climate change); and which 

develops a skilled and well-educated population in an economy which 

generates wealth and provides employment opportunities, allowing people to 

take advantage of the wealth generated through securing decent work. 

• A resilient Wales: A nation which maintains and enhances a biodiverse 

natural environment with healthy functioning ecosystems that support social, 

economic and ecological resilience and the capacity to adapt to change (for 

example climate change). 

• A healthier Wales: A society in which people’s physical and mental well-being 

is maximised and in which choices and behaviours that benefit future health 

are understood. 

• A more equal wales: A society that enables people to fulfil their potential no 

matter what their background or circumstances (including their socio-

economic background and circumstances). 

• A Wales of cohesive communities: Attractive, viable, safe and well-connected 

communities. 

• A Wales of vibrant culture and thriving Welsh language: A society that 

promotes and protects culture, heritage and the Welsh language, and which 

encourages people to participate in the arts, and sports and recreation. 

• A globally responsive wales: A nation which, when doing anything to improve 

the economic, social, environmental and cultural well-being of Wales, takes 

account of whether doing such a thing may make a positive contribution to 
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global well-being. 

3.4.2 Within the Act, sustainable development is defined as follows: “the process of improving the economic, 

social, environmental and cultural well-being of Wales by taking action, in accordance with the 

sustainable development principle, aimed at achieving the well-being goals”. 

3.4.3 The Act sets out that when making decisions, public bodies need to take into account the impact they 

could have on people living in Wales in the future and must apply the sustainable development 

principle in all decisions. 

Planning Policy Wales (PPW) Edition 11 (February 2021) 

3.4.4 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. 

3.4.5 PPW sets out that, in order to maximise well-being and the creation of sustainable places, the concept 

of ‘placemaking’ should be at the heart of the planning system. It is stated at Paragraph 2.8 that 

development proposals “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 wellbeing 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 2.9 goes on to clarify 

that “The most appropriate way to implement these requirements through the planning system is to 

adopt a placemaking approach to plan making, planning policy and decision making”. 

3.4.6 PPW defines placemaking as follows: “Placemaking is a holistic approach to the planning and design 

of development and spaces, focused on positive outcomes. It draws upon an area’s potential to create 

high quality development and public spaces that promote people’s prosperity, health, happiness, and 

well-being in the widest sense”. 

3.4.7 A set of ‘national sustainable placemaking outcomes’ are outlined within PPW, which it advises should 

be used to inform the assessment of development proposals. The national outcomes are defined as 

follows: 

• Creating and Sustaining Communities 

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 

823

http://www.tetratecheurope.com


 
Project Reference: B031038 
Date: July 2021  

.com 
 

     

 

o Community based facilities and services 

• Making Best Use of Resources 

o Makes best use of natural resources 

o Prevent waste 

o Priorities the use of previously developed 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 

• Growing Our Economy in a Sustainable Manner 

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 

o Accessible by means of active travel and public transport 

o Not car dependent 

o Minimises the need to travel 
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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 and well-being 

3.4.8 It is stated at Paragraph 2.15 that “The outcomes provide a framework which contains those factors 

which are considered to be the optimal outcome of development plans and individual developments”. 

3.4.9 Paragraph 2.20 clarifies that “not every development or policy proposal will be able to demonstrate 

they can meet all of these outcomes, neither can it necessarily be proved at the application or policy 

stage that an attribute of a proposal will necessarily lead to a specific outcome. However, this does 

not mean that they should not be considered in the development management process to see if a 

proposal can be improved or enhanced to promote wider well-being. It is for developers and planning 

authorities to identify these opportunities and act upon them”. 

Retail Policy 

3.4.10 Section 4.3 of PPW relates to retail and commercial development. Paragraph 4.3.14 states that “when 

determining planning applications for retail uses, planning authorities should first consider whether 

there is a need for additional retail provision”. Need may be quantitative or qualitative. 

3.4.11 Paragraph 4.3.18 sets out that the Welsh Government “operates a ‘town centres first’ policy in relation 

to the location of new retail and commercial centre development”, and in implementing this policy, 

“planning authorities should adopt a sequential approach when determining planning applications for 

retail and other complementary uses”. 

3.4.12 In regards to the need to undertake a Retail Impact Assessment, it is confirmed at Paragraph 4.3.26 

that “All retail planning applications or retail site allocations of 2,500 sq. metres or more gross 

floorspace that are proposed on the edge of or outside designated retail and commercial centres 

should, once a need has been established, be supported by a retail impact assessment”. 

Economic Development Policy  

3.4.13 PPW recognises the role that retailing plays in supporting the economy. Paragraph 5.4.1 states that 

“For planning purposes the Welsh Government defines economic development as the development of 

land and buildings for activities that generate sustainable long-term prosperity, jobs and incomes”. 

Paragraph 5.4.2 goes on to confirm that “Economic land uses include the traditional employment land 

uses (offices, research and development, industry and warehousing), as well as uses such as retail, 

tourism, and public services”. 
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3.4.14 In assessing the sustainable benefits of development paragraph 2.28 states local planning authorities 

should ensure that social, economic, environmental and cultural benefits are considered in the 

decision-making process.  Economic considerations include:: 

• The numbers and types of jobs expected to be created or retained on the site; 

• Whether and how far the development will help redress economic disadvantage or 

support regeneration priorities, for example by enhancing employment opportunities or 

upgrading the environment; 

• A consideration of the contribution to wider spatial strategies, for example for the growth 

or regeneration of certain areas. 

3.5 Bridgend County Borough LDP (2018-2033) Deposit Consultation 

3.5.1 The Deposit LDP proposes to allocate the Parc Afon Ewenni site for mixed-use development by virtue 

of Policy COM1(1) (Housing Allocations) – for housing site up to 675 homes (including 135 affordable 

units); and Policy ENT1(7) (Employment Allocations) – For employment site for up to 2.0 ha of Class 

B1, B2 and B8 use. 

3.5.2 The deposit plan recognises the site as “the County Borough’s most significant mixed-use 

development and brownfield regeneration opportunity” (para 5.4.17). 

3.5.3 The site forms part of the collectively known ‘Southern Bridgend Gateway” that will be enabled through 

subsequent masterplanning and SPG development to contribute to delivery of the Replacement LDP’s 

Regeneration and Sustainable Growth Strategy. 

3.5.4 Policy ENT6 allocates retail and food and drink floorspace at Southside (Bridgend Town Centre) and 

Porthcawl Waterfront.  The Policy states that complementary proposals outside these areas will be 

supported within allocated mixed use Strategic sites where a) it forms part of a site specific proposal 

and included in a masterplan; it is sited in an appropriate, central location within a community that it is 

to serve, and close to a public transport corridor; c) it is of scale to meet and identified and evidenced 

need; and d) it would not harm vitality, viability and attractiveness of a designated centre.  It is notable 

that the Deposit Plan differs from the Adopted LDP in that no specific floorspace allocations are made 

in respect of strategic sites, and of concern, no mention is made of proposed mixed-use sites such as 

Parc Afon Ewenni, despite the scale of development proposed, and already established need for 

commercial facilities to serve the development and surrounding areas. 

3.5.5 The supporting text at 5.4.60 does refer to large-scale or mixed-use developments, and that there is a 

case for providing a new retailing centre at a scale and size proportionate to the site as a whole. 

 

 

 

826

http://www.tetratecheurope.com


 
Project Reference: B031038 
Date: July 2021  

.com 
 

     

 

Bridgend Retail Study (2019) 

3.5.6 The Retail Evidence Base for the LDP Review is provided by Bridgend LDP Review Retail Study (2018) 

published in 2019.   

3.5.7 The Study, informed by a new household retail survey, provides estimates on retail floorspace 

requirements for the replacement LDP plan period (2018-2033). 

3.5.8 In terms of convenience goods spending, the study identifies a minimal quantitative need for floorspace 

provision, with just 160sqm net in 2023, rising to 520sqm net in 2029 and 810sqm net in 2033.  

However, as discussed in further detail in the next section, it is considered that this is not an accurate 

representation of floorspace capacity in Bridgend. 

3.5.9 In respect of comparison goods, the study identifies minimal capacity early in the plan 350sqm net in 

2023, rising to 4,960sqm by 2028 and 9,890 sq m at 2033. 
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 The Retail Policy Tests 

4.1 Introduction 

4.1.1 As detailed earlier in this document, the prevailing retail policy tests to support the provision of new 

retail floorspace are i) the demonstration of need for the floorspace (quantitative or qualitative); ii) 

compliance with the sequential approach to site selection; and iii) an assessment of the impact on 

existing centres. 

4.1.2 This section undertakes a proportionate, high level review of need, sequential approach and impact.  

4.2 Retail Need 

4.2.1 The Retail Study 2018 sets out to establish quantitative need for Bridgend County Borough as a whole, 

identifying minimal capacity for convenience goods floorspace in the plan period, but some substantial 

growth in comparison goods floorspace requirement towards the later years of the plan period.   

4.2.2 The study area adopted is divided into a number of zones, of which the southern/central site in which 

the Parc Afon Ewenny site is located falls within Zone 1.  The study area plan is shown below in figure.  

This is considered to be a reasonable primary catchment area for the proposed development.   

Figure 4.1  Bridgend Retail Study 2018 Study Area 

 

 

4.2.3 The 2018 Retail Study takes the starting point of the existing turnover being at equilibrium, with 

available spending equalling store turnover, and then ‘need’ is projected forward.  However, this 
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approach can mask overtrading at the starting point.  This is particularly the case in the context 

of existing Zone 1 stores. 

4.2.4 The table below illustrates the issue with this approach, with the benchmark (company average) 

turnover applied using sales densities from Global Data, providing a comparison against the 

survey derived turnover of the 2018 Retail Study.  This identifies that of the seven-fascia specific 

Zone 1 stores listed in the 2018 Retail Study, all are overtrading.  Significantly this includes Aldi, 

Brackla Street, which has a benchmark turnover of £7.9M against a survey derived turnover of 

£20.4M – 158% above average levels.  Similarly, Lidl at Bridgend Retail Park has a benchmark 

turnover of £8.6M against a survey derived turnover of £22.7M, 163% above company average 

levels.  All the zone’s Tesco stores, Asda at Coychurch Road and Iceland at Brackla Street trade 

slightly above average levels, and all stores combined trade at a combined £34.2M (26%) above 

benchmark levels. 

Table 4.1 – Zone 1 Convenience Stores, Benchmark v Survey Turnovers 

 

Notes 
Estimate of Floorspace informed by StorePoint Food 2017, IGD 2010, Bridgend Retail Study Update 2010 
s/d taken from Global Data (index linked to 2017 price base)  
No allowance for inflow from beyond Zones 1-8 

 

4.2.5 This level of overtrading is itself indicative of quantitative need for further convenience goods 

floorspace in Zone 1, however the 2018 Retail Study assumes that at the base year, the stores 

are trading at equilibrium levels, and need is only calculated as growth from this point.  As is 

demonstrated above, the degree of overtrading in the discounter stores, Lidl and Aldi is 

substantial, and is likely to result in difficult and congested trading conditions, which may be eased 

with the provision of further convenience goods floorspace in the zone, particularly if occupied by 

a discounter store as envisaged in one of the units subject of the proposed development. 

4.2.6 In view of the majority of the retail floorspace proposed being convenience floorspace, no detailed 

scrutiny of the comparison goods floorspace is considered necessary, particularly given the 2018 

Study identifies substantial comparison goods floorspace capacity in the plan period. The 

Store

Net Sales 

Floorspace

Estimate of 

Convenience 

Floorspace

Convenience 

Sales Density 

2017 Price 

Base

Estimate of 

Benchmark 

Convenience 

Turnover

2019 Retail 

Study T/O Zones 

1-8

Sq M Sq M £/ Sq M £M £M £M %

ALDI Brackla St 983 786 10061 7.91 20.4 12.49 158%

Asda, Coychurch Road 4688 2813 12997 36.56 38 1.44 4%

Iceland Brackla St 391 352 6342 2.23 2.3 0.07 3%

Lidl, Bridgend Retail Park 1072 858 10061 8.63 22.7 14.07 163%

Tesco Express, Broadlands DC 140 112 12633 1.42 1.9 0.48 34%

Tesco  Extra, Cowbridge Road 6282 3769 12633 47.62 51.7 4.08 9%

Tesco, Brewery Lane 3012 2108 12633 26.63 28.2 1.57 6%

TOTAL 16569 10799 - 131.00 165.20 34.20 26%

Actual Turnover Above 

Benchmark
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convenience goods turnover associated with the proposed development is estimated to be as 

follows: 

Table 4.2 – Estimated Turnover of the Proposed Development 

 

Notes 

s/d for discounter taken from Global Data (index linked to 2017 price base). Foodhall estimate as per 2018 Retail Study  

Zone 1 Turnover estimated, informed by 2018 Retail Study findings for existing stores 

 

4.2.7 As can be seen from the above, the convenience goods elements proposed are estimated to have a 

‘Zone 1’ turnover of £12.3M, which would fall under the level of overtrading identified in Table 4.1, thus 

confirming a quantitative need for the proposed floorspace. It must also be acknowledged that the 

adopted LDP accepts that 2,000sqm net is an acceptable level of provision for the site, which is 

potentially only 600-900sqm net less than is currently being proposed.  This significantly reduces the 

‘uplift’ arising from the proposal to c. £6M-£9M of which approximately £3.6M - £5.4M would be derived 

from Zone 1 residents. 

4.2.8 In addition to the quantitative need, there a number of qualitative factors to consider.  The existing 

foodstores in the zone, demonstrably overtrading according to the survey evidence, also show clear 

signs of overtrading in and around the stores.  The stores are generally considered to show physical 

signs of overtrading with frequent replenishment of shelves during opening hours evident, congested 

car parks and traffic congestion on the local highway network.  The provision of new floorspace – 

particularly the discount food store will help to alleviate these conditions to the benefit of customers.  

In addition, the provision of a higher end foodhall operator will add a retail offer that is currently not 

provided for in the zone or wider Bridgend, offering an improved range of facilities to local residents 

and also reducing the need to travel outside of the town to equivalent facilities, helping to reduce 

expenditure leakage and less sustainable travel behaviour. 

4.3 Sequential Issues  

4.3.1 The requirements of the sequential approach to site selection are set out at paragraphs 4.3.18 to 

4.3.24 of PPW. In summary, PPW advises “by adopting a sequential approach first preference should 

Store Gross Floorspace

Net Sales 

Floorspace

Estimate of 

Convenience 

Floorspace

Convenience 

Sales Density 

2017 Price 

Base

Estimate of 

Benchmark 

Convenience 

Turnover

Estimated 

Turnover from 

Zone 1

Sq M Sq M Sq M £/ Sq M £M £M

Discounter Store 1804 1315 1052 10061 10.58 6.4

Foodhall 1858 1300 1040 9500 9.88 5.9

TOTAL 3662 2615 2092 - 20.46 12.28
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be to locate new development within a retail and commercial centre defined in the development plan 

hierarchy of centres.” (para 4.3.18) 

4.3.2 The approach requires pragmatism and flexibility from local planning authorities, developers and 

retailers alike. The onus of proof that more central sites have been thoroughly assessed rests with the 

developer. 

4.3.3 In this instance, the retail development is promoted for inclusion as a Local Centre, and therefore can 

only be credibly located within the proposed allocation.  To seek to locate the development in another 

location, such as Bridgend Town Centre, or edge-of-centre would mean that the local needs in the 

proposed allocation could not be met, nor those of nearby residents. 

4.3.4 Nonetheless the site is: 

• In a location central to the proposed site allocation and can be made highly accessible to 

residents using active travel modes. 

• Is located on a key travel corridor into Bridgend Town Centre with existing bus services. 

4.4 Impact 

4.4.1 Key considerations when considering existing, committed or planned in centre investment are 

identified as including:  

• The policy status of the investment (i.e. whether it is outlined in the 

Development Plan).  

• The progress made towards securing the investment (for example if contracts 

are established).  

• The extent to which an application is likely to undermine planned development 

or investments based on the effect on current/forecast turnovers, operator 

demand and investor confidence.  

4.4.2 Given the predominant local centre scale focus of the proposed development, we consider that there 

are no credible concerns that existing, committed or planned in-centre retail investment proposals in 

the surrounding area which could be subject to unacceptable impact. 

4.4.3 In terms of impact on centre vitality and viability and in-centre turnover and trade, we would expect the 

trade diversion to be focused on existing foodstores in Zone 1, which as demonstrated earlier are all 

overtrading, and therefore in a healthy position to sustain trade diversion.  This is particularly the case 

for the discounter stores which are substantially overtrading, and with the provision of a discounter 

store on the site, would likely be the subject of most of the trade diversion, together with the largest 

foodstore in the zone, Tesco Extra on Cowbridge Road which is out-of-centre in sequential terms.  

Given the geographical distribution of these stores, it is less likely that the town centre, and edge-of-

centre stores including Asda, would be subject to significant trade diversion.  
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 Conclusion  

5.1.1 In light of the above findings we make the following conclusions: 

• The Parc Afon site requires substantial infrastructure provision including the creation of a new 

junction on Waterton Road to facilitate access into the site. There is presently a viability gap 

to deliver the site as currently proposed and that consideration of a wider range of uses is 

necessary to assist the delivery of the site. 

• This proposed quantum of retail floorspace would be 900sqm net higher than previously 

allocated in the Adopted LDP under Policy REG5(3), which permits up to 2,000sqm net of 

A1,A2,A3,D1 and D2 uses. It should also be noted that the site benefits from extant planning 

permission for 1,123sqm of A1/A2/A3/D1/D2 uses under planning permission (P/15/368) 

which includes 240 dwellings 

• The proposed retail element comprises an 1,804 sq m GEA (1,315 sq m net sales) potential 

discount food store; a 1,858 sqm GEA higher end foodhall retail unit; a 130sq m Coffee Drive 

Through and a 279 sq m retail pod(s).  In all, the above uses would equate to around 2,900sqm 

net floorspace. 

• The additional provision of 900sqm net above the established Adopted LDP commercial 

floorspace quantum is therefore considered to be the ‘enabling’ element which will help to 

facilitate to the development of the wider allocated site.   

• Whilst the Bridgend Retail Study (2018) suggests that there is no quantitative need for 

significant convenience goods floorspace within the plan period, a fine-grained analysis of 

Zone 1 stores survey derived turnover against company average (benchmark) sales densities 

has identified substantial overtrading of existing stores.  This is particularly the case for the 

existing Lidl and Aldi stores which are estimated to be trading at well over double of their 

company average levels. 

• The approach taken by the Retail Study (2018) to only forecast growth of the base year 

effectively masks this overtrading and protects it to the benefit of the existing stores.  It can 

hide adverse implications of overtrading such as store congestion, which could in part be 

eased by increased floorspace provision and competition.  Accordingly, there is a clear need 

for further convenience floorspace in Bridgend. 

• The quantitative need for further floorspace is supported by a qualitative need, including the 

reduction of overtrading of existing stores, improving the conditions within those stores and 

also their car parks and the surrounding highway network.  The provision of a higher end 

foodhall unit is considered to be a key benefit to consumers, increasing competition and choice 

832

http://www.tetratecheurope.com


 
Project Reference: B031038 
Date: July 2021  

.com 
 

     

 

within Bridgend, and lessening the need to travel out of the town to equivalent existing 

facilities. 

• In sequential terms, it is considered that the primary role of the proposed development will be 

to provide a local centre to meet the needs of the emerging community, as well as serving 

neighbouring areas which are noted to be underserved.  The scale of development is such 

that it can also serve a wider area as a result of its excellent central location and transport 

links along a key corridor into the town from the east. 

• Given the proposed development will be convenience goods focused, with a discount 

foodstore and a higher end foodhall, the majority of the turnover will be convenience goods 

focused, and the majority of the trade diversion will fall upon existing foodstores in Zone 1.  

The aforementioned assessment of actual vs benchmark performance has confirmed that all 

main foodstores in the Zone are trading above average levels and are therefore highly unlikely 

to be subject to any significant impacts which could leave them vulnerable.  Accordingly, it 

stands to reason that there can be no suggestion that the proposed development would cause 

an unacceptable impact to a designated centre. 

• The proposed increase in retail floorspace on the Parc Afon Ewenny site has been 

demonstrated to be acceptable in relation to the relevant retail policy tests, and would 

therefore enhance the viability of the site allocation coming forward to make a significant 

contributions towards the substantial infrastructure costs associated with the development of 

the site.  

 

833

http://www.tetratecheurope.com


 

Replacement Local 

Development Plan (LDP) 
 

 

 

The consultation starts on: 01/06/2021 

 

and will end on: 27/07/2021 
 

 

 

For further information please visit 

www.bridgend.gov.uk/LDPconsultation where you can find out 

the detail of the proposals and take part in a survey.  

 
If you require a hard copy of the survey please get in touch via: 

consultation@bridgend.gov.uk 

  01656 643664 

 Civic Offices, Angel Street, Bridgend, CF31 4WB 

 

 

 

 

 

 

834

http://www.bridgend.gov.uk/LDPconsultation
mailto:consultation@bridgend.gov.uk


Confidentiality 

Information provided by you on this form will be used to inform the Replacement 
Local Development Plan (LDP). 
 
The council will take all reasonable precautions to ensure confidentiality and to 
comply with data protection legislation. Your information will be shared with relevant 
service areas for the purposes of policy development and your information will be 
retained on the LDP Consultee Database in accordance with the Council’s Data 
Retention Policy.  
 
You have a number of rights under data protection legislation. You may also 
withdraw your consent and ask us to delete your personal information at any time by 
contacting us. Further information about this is available on our website or you may 
contact the Data Protection Officer.  
 
If you are dissatisfied with the manner in which we process your personal data then 
you have the option to make a complaint to the Data Protection Officer and the 
Information Commissioner’s Office. 
 

Your Details 

Name:  

 

Organisation (If applicable): 

 

Address: 

Postcode: 

 

Telephone Number: 

Email: 
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Type of Representee: 

 Member of the Public 

 Landowner 

 Developer 

 County Borough Councillor 

 Town or Community Councillor 

 Statutory Consultee 

 Other 

 
1. Key Issues, drivers, vision and objectives 

A range of national, regional and local key issues and drivers have been identified as 

part of the Replacement Local Development Plan (LDP) process. These have 

directly informed development of the Deposit Replacement LDP vision and 

objectives: vision for 2033, council priorities and spatial vision. 

The LDP vision will be delivered through the achievement of four strategic 

objectives: 

 SOBJ1: To create high quality sustainable places (placemaking) 

 SOBJ2: To create active, healthy, cohesive and social communities 

 SOBJ3: To create productive and enterprising places 

 SOBJ4: To protect and enhance distinctive and natural places 

The strategic objectives have been defined to reflect identified key issues, align with 

national policy and ensure an appropriate balance between the different elements of 

sustainability. They are cross-cutting in their nature and also cross-reference the 

goals and objectives of the Well-being of Future Generations (Wales) Act 2015 and 

Bridgend Local Well-being Plan. In turn, the vision and four strategic objectives are 

supported by 35 specific objectives. The objectives will also form part of the basis for 

monitoring the implementation of the plan, once adopted and operational.  

The key issues and drivers identified through the Deposit Replacement LDP 

preparation process have directly informed the development of the LDP vision and 

objectives.  

Do you have any comments to make on the key issues and drivers, vision and 

objectives of the Deposit Replacement Local Development Plan? 
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2. Growth strategy 

The Deposit Replacement LDP is based on a balanced and sustainable level of 

economic growth that will facilitate the continued transformation of the county 

borough into a network of safe, healthy and inclusive communities that connect more 

widely with the Cardiff Capital Region and Swansea Bay Region. The strategy 

makes provision for a level of growth that is considered most conducive to achieving 

an equilibrium between the number of homes provided (505 per year) and the job 

opportunities expected (500 per year). This will lead to more established households 

both remaining within and moving into the county borough, coupled with less 

outward migration across other economically active age groups. This will encourage 

a more youthful, skilled population base to counter-balance the ageing population.  

The growth strategy can be succinctly explained by the acronym ‘CARM’, which 

summarises the strategy’s intentions to counter-balance the ageing population by 

attracting skilled, economically active households, retaining skilled, economically 

active households and rendering the county borough a magnet for employers to 

expand within or move into.  

Do you have any comments to make on the growth strategy? 

 

 

 

 

 

 

 

 

 

3. Spatial strategy 

The Deposit Replacement LDP sets out a clear spatial strategy to help realise the 

regeneration aspirations and priorities of the council, whilst balancing the need to 

deliver future housing requirements up to 2033. The strategy prioritises the 

development of land within or on the periphery of sustainable urban areas, on 

previously developed (brownfield) sites in the first instance. The proposed form of 

growth varies across the county borough, recognising the local context of 

settlements, through designation of three key areas:  
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 regeneration growth areas (sites that are in need of redevelopment that 

widely benefit the community, Porthcawl, Maesteg and the Llynfi Valley are 

denoted as regeneration growth areas); 

 regeneration areas (the Ogmore and Garw Valleys are denoted as 

regeneration areas and will aim to capitalise on their rural surroundings); 

 sustainable growth areas (areas that are conducive to logical expansion 

through under-utilised sites, these include the settlements of Bridgend, 

Pencoed and the grouped settlement of Pyle, Kenfig Hill and North Cornelly). 

This strategy seeks to ensure new development can come forward with necessary 

infrastructure improvements, including transport networks, utilities, green 

infrastructure, health, education, affordable housing and social facilities.  

The spatial strategy has been formulated to help realise the regeneration aspirations 

and priorities of the council while balancing the need to deliver future housing 

requirements for the county borough. Development is directed to settlements and 

parts of the county borough which will benefit the most and where there are 

opportunities for securing the greatest positive impacts and benefits of growth.  

Do you have any comments to make on the spatial strategy? 

 

 

 

 

 

 

 

 

 

4. Good design and sustainable placemaking 

Good design is fundamental to creating sustainable places where people want to live, 

work and socialise. In achieving sustainable development, the Deposit Replacement 

LDP seeks to ensure design that goes beyond aesthetics to include the social, 

economic, environmental and cultural aspects of development. Development 

proposals must consider how space is utilised, how buildings and the public realm can 

support this use and the relationship with the surrounding area.  

Placemaking is an overarching concept which relates to the design and context of a 

development. It seeks to ensure that the design process, layout structure and form 

provide development that is appropriate to the local context and supports a 
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sustainable community. This means that high quality, well thought out and 

sustainable design which improves the environment and people’s health and well-

being is essential.  

Do you have any comments to make on design and sustainable placemaking 

policies? 

 

 

 

 

 

 

 

 

 

5. Active, health, cohesive and social communities 
 

The Deposit Replacement LDP focusses on delivering well-connected, cohesive 

communities that are active, healthy and social. In addressing wider community 

needs, there is a particular emphasis on providing a mix of complementary uses that 

are accessible and will meet the needs of all members of society.  

 

This broad notion extends beyond ensuring there is sufficient housing land available 

to meet the need for new private market and affordable housing and necessitates 

embracing sustainable placemaking in an integrated manner. Hence, there is a 

mutually reinforcing need to ensure there is a range and choice of housing provision 

to respond to changing household needs over the Replacement LDP period, to 

deliver services and jobs closer to where people live and to recognise the role of the 

wider environment for good health and well-being.  

 

In order to create mixed and balanced communities, housing choice will be 

maximised to provide for a range of sizes, types and tenures of accommodation that 

can increase access to quality new homes, including market and affordable housing. 

This will help to improve general market affordability and ensure future generations 

can meet their housing needs within Bridgend County Borough.  

 

The Deposit Replacement LDP will seek to maximise planning contributions to 

provide integrated affordable housing within high need areas, where viable.  
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Growth in house building also brings new opportunities to secure accompanying 

infrastructure such as improved education provision, leisure facilities and transport 

links. It is essential that the quality of life of all of the county borough’s residents is 

sustained and adequately catered for, and that community services and social 

facilities continue to address their needs.  

As well as delivering new homes to meet the needs of newly forming households, 

the LDP will therefore provide the scale of growth needed to secure investment in 

infrastructure, facilities and additional benefits for local communities. 

The planned increase in housing supply will also act as a key driver of economic 

growth across Bridgend and the wider regions.  

The Deposit Replacement LDP focusses on meeting housing needs and ensuring 

that new development is supported by necessary and adequate infrastructure.  

Do you have any comments to make on the active, health, cohesive and social 

communities policies?  

 

 

 

 

 

 

 

 

 

6. Employment strategy 

A key goal of the Deposit Replacement LDP is to deliver sustainable forms of growth 

that will attract and retain economically active households within the county borough. 

A sustained and enhanced labour force, comprising skilled, established households, 

will ensure that Bridgend County Borough continues to be a desirable prospect for 

employers to move into or expand within, thereby stimulating economic growth and 

enhancing employment opportunities for local people.  

Economic growth will be facilitated by directing employment generating development 

to the most appropriate and sustainable locations, supporting expansion of existing 

businesses and ensuring strong spatial alignment between housing and employment 

growth.  
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The Deposit Replacement LDP will facilitate economic growth by allocating key 

strategic employment sites, retaining and safeguarding established employment 

sites that are viable, and allowing smaller scale developments within local service 

settlements and rural enterprises.  

This plethora of employment provision will provide numerous opportunities for 

investment and enable employers to diversify and grow their own businesses.  

Do you have any comments to make on the employment strategy?  

 

 

 

 

 

 

 

 

 

7. Retail centres and development 

Despite competition from out-of-centre retail developments, the established retail 

hierarchy has continued to evolve over many years and all the existing retailing and 

commercial centres fulfil an important role in meeting not only the shopping and 

service needs but the cultural and leisure requirements of the residents of the area. 

The Deposit Replacement LDP to protect the established retail hierarchy of the area 

by focussing development in these centres and by only permitting out-of-centre retail 

development where a need and sequential test have been undertaken, in 

accordance with national policy, to protect the vitality, viability and attractiveness of 

retail centres.  

The Deposit Replacement LDP has been prepared in the context of the pandemic 

and it is fully recognised that high streets will continue to change, especially in the 

short-term. The pandemic may serve to further accelerate changes in town centres 

and high streets if longer-term consumer spending habits continue to alter.  

It will be increasingly important for traditional town centres to accommodate a wider 

array of uses than just retail, including community, health, leisure, residential and 

flexible co-working spaces alongside areas of open space.  

This will help support their long term health and vitality as convenient and attractive 

places to live, work, shop, socialise, access services for health and well-being, and 
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to conduct business. It will also encourage linked trips and a reduction in travel 

demand.  

Do you have any comments to make on retail centres and development 

policies?  

 

 

 

 

 

 

 

 

 

8. Renewable energy, mineral resources and waste management 

The Deposit Replacement LDP will assist the county borough’s transition to a low 

carbon, decentralised energy system that works for its individuals, communities and 

businesses by encouraging renewable and low and zero carbon energy projects.  

This will be achieved by identifying opportunities for new renewable energy 

generating capacity, supported by policies that promote energy efficiency measures 

in buildings. The uptake of renewable energy will be monitored to help show how the 

LDP is assisting to deliver the contribution identified. 

The mineral industry is still active in the county borough with limestone and sand and 

gravel still being worked at a number of different sites. Minerals are an important 

resource which should be protected for future generations by locating non-mineral 

development away from areas which are underlain by minerals of economic 

importance. The Deposit Replacement LDP encourages the efficient and appropriate 

use of minerals within the county borough, including the re-use and recycling of 

suitable minerals as an alternative to primary won aggregates.  

Waste reduction is another cross cutting issue and opportunities to prevent or reduce 

the generation of waste should be made in all development. Preferred areas for the 

development of in-building waste management facilities are identified on the 

proposals map.  

The co-location of waste management facilities to enable the development of heat 

networks will be supported, subject the criteria. Supporting development 

management also set out the need for an integrated approach to providing waste 

facilities for all built development. Larger sites may be required to produce an 
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environment management plan, which would state how waste arising and other 

environmental control measures would reduce the impact of construction. 

The Deposit Replacement LDP promotes sustainable development which will 

contribute to meeting national renewable and low carbon energy and energy 

efficiency targets, including sustainable development of mineral resources and waste 

management.  

Do you have any comments to make on the renewable energy, mineral 

resources and waste management policies?  

 

 

 

 

 

 

 

 

 

9. The natural and built environment 

The county’s natural and built environment is of high quality and a primary asset. 

The diversity of landscapes, habitats, species and geology, and their relationship 

with the urban area, contribute enormously to the county’s distinctive and attractive 

character.  

The special and unique characteristics of the natural and built environment help 

attract investment, promote the county as a tourist location and provide cultural 

experiences and healthy lifestyles for its communities.  

Conserving and enhancing the natural and historic environment is therefore a key 

function of the Replacement LDP, whilst recognising this needs to be balanced with 

the need to facilitate sustainable economic growth in order to contribute to the 

national placemaking objectives of Planning Policy Wales. 

Appropriate development will need to conserve and enhance valued countryside, 

landscapes, seascapes and significant geological sites. The Deposit Replacement 

LDP also seeks to minimise impacts on biodiversity and provide, where possible, net 

gains in biodiversity whilst protecting or enhancing green infrastructure provision in 

recognition of its wide ranging benefits.  
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The historic environment is an important cultural asset and a finite, irreplaceable 

source of information about our past. The term ‘historic environment’ includes those 

parts of the environment where the interaction of people and places over time has 

left traceable evidence in the modern landscape.  

This includes not only archaeological sites and historic buildings with statutory 

designations, but also the wider historic landscape and locally distinctive, valued and 

important buildings and features.  

The Deposit Replacement LDP seeks to conserve and enhance the natural and 

historic environment of the county borough, recognising that the unique 

characteristics help attract investment, promote tourism, provide cultural experiences 

and encourage healthy lifestyles for communities.  

These goals need to be balanced alongside the need to facilitate sustainable 

economic growth. 

Do you have any comments to make on the natural and built environment 

policies?  
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10. Key proposals 
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Do you have any comments to make on the key proposals? 

 

 

 

 

 

 

 

 

 

 

 

 

 

Do you have any comments to make on the key proposals? 

 

 

 

 

 

 

 

 

Key proposals for Maesteg and the Llynfi Valley  

 Land south of Pont Rhyd-y-Cyff: mixed use development including residential, 
commercial and leisure.  

 Maesteg Washery: mixed use development including residential, education, 
commercial, leisure and employment.  

 Ewenny Road, Maesteg: mixed use development including residential, commercial, 
leisure and employment. This site also has the potential to accommodate a 
‘Valleys Hub’.  

 Coegnant Reclamation Site: mixed use development including residential, 
employment and recreation. 

 Improved walking and cycling routes. 

Key proposals for Porthcawl, Pyle, North Cornelly and Kenfig Hill   

 Porthcawl Waterfront: mixed use development including retail, leisure, tourism, 
residential, public open space, community facilities and a bus terminus. 

 Land East of Pyle: mixed use development including residential, education, 
community facilities and public open space.  

 Improved walking and cycling routes.   

 Potential establishment of a transport hub at Pyle railway station to incorporate 
extended park and ride facilities and improved links to Porthcawl and Village 
Farm Industrial Estate.   
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Do you have any comments to make on the key proposals? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Do you have any comments to make on the key proposals? 

 

 

 

 

 

 

 

 

Key proposals for the Ogmore and Garw valleys  

 Ogmore and Garw Valleys are not identified as areas that will accommodate significant 
growth. 

 Chance to create sustainable communities linked to wider opportunities.  

 Opportunities for co-operative housing, self-build and custom build alongside other 
forms of development.  

 Promotion of tourism hubs in the Ogmore and Garw Valleys, and at Bryngarw Country 
Park.    

 Improved walking and cycling routes.  

 Improved public transport and improvements to the local highway network. 

Key proposals for Bridgend and Pencoed    

 Land west of Bridgend: including residential, education, community facilities and 
public open space.  

 Land south of Bridgend: mixed use development including residential, leisure, 
commercial and education.    

 Parc Afon Ewenni: including commercial, residential and education.  

 Land east of Pencoed: including residential, education and public open space.  

 Improved walking and cycling routes.  

 Improved public transport and improvements to the local highway network.  
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Do you have any other comments to make on the Deposit Replacement LDP? 
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LDP Rep: 1404 

Representor Name: Joe Ayoubkhani (Agent, Barton Willmore) 

Organisation (if applicable): Superleader Ltd 

Type of Representor: Developer 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

1404 
 

2: Do you have any comments to make on the growth strategy? 

ID  

1404 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

1404 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

1404 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

1404 
 

6: Do you have any comments to make on the employment strategy? 

ID  

1404 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1404 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

1404 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  

849



1404 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1404 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

1404 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1404 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

1404 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Please see additional information submitted. 

1404 
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Replacement Local 

Development Plan (LDP) 
 

 

 

The consultation starts on: 01/06/2021 

 

and will end on: 27/07/2021 

 

 

 

For further information please visit 

www.bridgend.gov.uk/LDPconsultation where you can find out 

the detail of the proposals and take part in a survey.  

 
If you require a hard copy of the survey please get in touch via: 

consultation@bridgend.gov.uk 

  01656 643664 

 Civic Offices, Angel Street, Bridgend, CF31 4WB 
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Confidentiality 

Information provided by you on this form will be used to inform the Replacement 
Local Development Plan (LDP). 
 
The council will take all reasonable precautions to ensure confidentiality and to 
comply with data protection legislation. Your information will be shared with relevant 
service areas for the purposes of policy development and your information will be 
retained on the LDP Consultee Database in accordance with the Council’s Data 
Retention Policy.  
 
You have a number of rights under data protection legislation. You may also 
withdraw your consent and ask us to delete your personal information at any time by 
contacting us. Further information about this is available on our website or you may 
contact the Data Protection Officer.  
 
If you are dissatisfied with the manner in which we process your personal data then 
you have the option to make a complaint to the Data Protection Officer and the 
Information Commissioner’s Office. 
 

Your Details 

Name: Joe Ayoubkhani 

 

Organisation (If applicable): Barton Willmore on behalf of Superleader Ltd 

 

 

 

 

 

  

Type of Representee: 

 Member of the Public 

X Landowner 

 Developer 

 County Borough Councillor 

 Town or Community Councillor 

 Statutory Consultee 

 Other 

 
1. Key Issues, drivers, vision and objectives 

A range of national, regional and local key issues and drivers have been identified as 

part of the Replacement Local Development Plan (LDP) process. These have 
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directly informed development of the Deposit Replacement LDP vision and 

objectives: vision for 2033, council priorities and spatial vision. 

The LDP vision will be delivered through the achievement of four strategic 

objectives: 

• SOBJ1: To create high quality sustainable places (placemaking) 

• SOBJ2: To create active, healthy, cohesive and social communities 

• SOBJ3: To create productive and enterprising places 

• SOBJ4: To protect and enhance distinctive and natural places 

The strategic objectives have been defined to reflect identified key issues, align with 

national policy and ensure an appropriate balance between the different elements of 

sustainability. They are cross-cutting in their nature and also cross-reference the 

goals and objectives of the Well-being of Future Generations (Wales) Act 2015 and 

Bridgend Local Well-being Plan. In turn, the vision and four strategic objectives are 

supported by 35 specific objectives. The objectives will also form part of the basis for 

monitoring the implementation of the plan, once adopted and operational.  

The key issues and drivers identified through the Deposit Replacement LDP 

preparation process have directly informed the development of the LDP vision and 

objectives.  

Do you have any comments to make on the key issues and drivers, vision and 

objectives of the Deposit Replacement Local Development Plan? 

 

 

 

 

 

 

2. Growth strategy 

The Deposit Replacement LDP is based on a balanced and sustainable level of 

economic growth that will facilitate the continued transformation of the county 

borough into a network of safe, healthy and inclusive communities that connect more 

widely with the Cardiff Capital Region and Swansea Bay Region. The strategy 

makes provision for a level of growth that is considered most conducive to achieving 

an equilibrium between the number of homes provided (505 per year) and the job 

opportunities expected (500 per year). This will lead to more established households 

both remaining within and moving into the county borough, coupled with less 

outward migration across other economically active age groups. This will encourage 

a more youthful, skilled population base to counter-balance the ageing population.  
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The growth strategy can be succinctly explained by the acronym ‘CARM’, which 

summarises the strategy’s intentions to counter-balance the ageing population by 

attracting skilled, economically active households, retaining skilled, economically 

active households and rendering the county borough a magnet for employers to 

expand within or move into.  

Do you have any comments to make on the growth strategy? 

The Regeneration and Growth Strategy proposed under Policy SP1 seeks to make provision for 9,207 

new homes to meet a housing requirement of 7,575 dwellings (based on a Flexibility Allowance), 

including 1,977 affordable homes.  

The 10% increase in Flexibility Allowance (bringing the allowance to 20%) is supported not least 

given that the currently LDP has a record of under delivery against its existing housing requirement. 

In respect of LDP Reviews, the Welsh Government’s Development Plans Manual states at Para 3.83 

that “Updates to nationally published data, such as household and population projections may also 

provide a contextual change which should be taken into account”. 

The housing requirement (of 7,575 homes) is unchanged since that set out in the LDP Preferred 

Strategy in 2019 – albeit a greater Flexibility Allowance of 20% has now been adopted. Since the 

Preferred Strategy was issued, Welsh Government have published updated household projections. 

The 2018-based Household Projections are some 29% higher than the 2014-based projections which 

the LDP Preferred Strategy was based upon. The housing requirement should be further reviewed 

and increased to reflect the increased household projections. Based on the current level of growth 

proposed, this would equate to a housing requirement of 9,772 homes with a flexibility allowance of 

1,954 homes providing a housing supply of 11,726 homes. 

It is considered that the High Growth Option considered at the Preferred Strategy stage should inform 

the housing requirement – this set out a need (not accounting for flexibility allowance) for the 

delivery of 681 dwellings per annum and employment growth of +524.  This would result in a housing 

requirement of 10,215 dwellings over the plan period and a housing supply of 12,258 homes (with 

20% flexibility allowance). Applying the 29% uplift as a result of the 2018-based household 

projections would provide a housing requirement of 13,177 homes and a housing supply of 15,813 

homes (with 20% flexibility allowance). 

This higher level of growth is considered more appropriate in achieving adequate links between 

homes and jobs (as required by PPW Para 4.2.6), harnessing the benefit from an influx of younger, 

economically active households to counter-balance the ageing local population (which is a key issue 

for the County Borough) and to align with the town’s position as part of the Cardiff Capital Region 

and being within a National Growth Area within Future Wales 2040. 

 

3. Spatial strategy 

The Deposit Replacement LDP sets out a clear spatial strategy to help realise the 

regeneration aspirations and priorities of the council, whilst balancing the need to 

deliver future housing requirements up to 2033. The strategy prioritises the 

development of land within or on the periphery of sustainable urban areas, on 

previously developed (brownfield) sites in the first instance. The proposed form of 
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growth varies across the county borough, recognising the local context of 

settlements, through designation of three key areas:  

• regeneration growth areas (sites that are in need of redevelopment that 

widely benefit the community, Porthcawl, Maesteg and the Llynfi Valley are 

denoted as regeneration growth areas); 

• regeneration areas (the Ogmore and Garw Valleys are denoted as 

regeneration areas and will aim to capitalise on their rural surroundings); 

• sustainable growth areas (areas that are conducive to logical expansion 

through under-utilised sites, these include the settlements of Bridgend, 

Pencoed and the grouped settlement of Pyle, Kenfig Hill and North Cornelly). 

This strategy seeks to ensure new development can come forward with necessary 

infrastructure improvements, including transport networks, utilities, green 

infrastructure, health, education, affordable housing and social facilities.  

The spatial strategy has been formulated to help realise the regeneration aspirations 

and priorities of the council while balancing the need to deliver future housing 

requirements for the county borough. Development is directed to settlements and 

parts of the county borough which will benefit the most and where there are 

opportunities for securing the greatest positive impacts and benefits of growth.  

Do you have any comments to make on the spatial strategy? 

We support Pencoed’s identification as a Main Settlement of the County Borough where major 

employment, commercial and residential development is to be focussed. 

 

The Settlement Assessment Study (revised 2021) which comprises an evidence base paper to the 

Deposit Plan rightly scores Bridgend well above any other settlement in the Borough – as shown in the 

extract below: 
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However, despite Pencoed achieving a score of 53 (compared with 52 at Pyle for example), the 

proportion of growth through allocations is not equivalent to the level of services and facilities available. 

It is considered that the level of growth should be significantly increased given its sustainability 

credentials. The importance of this at the plan-making stage has increased since the adoption of the 

current LDP through changes in national policy (for example, in Planning Policy Wales and Building 

Better Places). An increase in the level of housing in Pencoed would also better link with the distribution 

of employment land in the County Borough. The level of growth in Pencoed in the LDP’s Spatial Strategy 

should therefore be increased. 

 

Paragraph 3.49 of Planning Policy Wales states that “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”. It is therefore important that any new allocations are located in closest 

proximity to the town centre where active travel and public transport can be more readily accessed by 

residents. 
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4. Good design and sustainable placemaking 

Good design is fundamental to creating sustainable places where people want to live, 

work and socialise. In achieving sustainable development, the Deposit Replacement 

LDP seeks to ensure design that goes beyond aesthetics to include the social, 

economic, environmental and cultural aspects of development. Development 

proposals must consider how space is utilised, how buildings and the public realm can 

support this use and the relationship with the surrounding area.  

Placemaking is an overarching concept which relates to the design and context of a 

development. It seeks to ensure that the design process, layout structure and form 

provide development that is appropriate to the local context and supports a 

sustainable community. This means that high quality, well thought out and 

sustainable design which improves the environment and people’s health and well-

being is essential.  

Do you have any comments to make on design and sustainable placemaking 

policies? 

 

 

 

 

 

 

 

 

 

5. Active, health, cohesive and social communities 
 

The Deposit Replacement LDP focusses on delivering well-connected, cohesive 

communities that are active, healthy and social. In addressing wider community 

needs, there is a particular emphasis on providing a mix of complementary uses that 

are accessible and will meet the needs of all members of society.  

 

This broad notion extends beyond ensuring there is sufficient housing land available 

to meet the need for new private market and affordable housing and necessitates 

embracing sustainable placemaking in an integrated manner. Hence, there is a 

mutually reinforcing need to ensure there is a range and choice of housing provision 

to respond to changing household needs over the Replacement LDP period, to 
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deliver services and jobs closer to where people live and to recognise the role of the 

wider environment for good health and well-being.  

 

In order to create mixed and balanced communities, housing choice will be 

maximised to provide for a range of sizes, types and tenures of accommodation that 

can increase access to quality new homes, including market and affordable housing. 

This will help to improve general market affordability and ensure future generations 

can meet their housing needs within Bridgend County Borough.  

 

The Deposit Replacement LDP will seek to maximise planning contributions to 

provide integrated affordable housing within high need areas, where viable.  

 

Growth in house building also brings new opportunities to secure accompanying 

infrastructure such as improved education provision, leisure facilities and transport 

links. It is essential that the quality of life of all of the county borough’s residents is 

sustained and adequately catered for, and that community services and social 

facilities continue to address their needs.  

As well as delivering new homes to meet the needs of newly forming households, 

the LDP will therefore provide the scale of growth needed to secure investment in 

infrastructure, facilities and additional benefits for local communities. 

The planned increase in housing supply will also act as a key driver of economic 

growth across Bridgend and the wider regions.  

The Deposit Replacement LDP focusses on meeting housing needs and ensuring 

that new development is supported by necessary and adequate infrastructure.  

Do you have any comments to make on the active, health, cohesive and social 

communities policies?  

 

 

 

 

 

 

 

 

 

6. Employment strategy 
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A key goal of the Deposit Replacement LDP is to deliver sustainable forms of growth 

that will attract and retain economically active households within the county borough. 

A sustained and enhanced labour force, comprising skilled, established households, 

will ensure that Bridgend County Borough continues to be a desirable prospect for 

employers to move into or expand within, thereby stimulating economic growth and 

enhancing employment opportunities for local people.  

Economic growth will be facilitated by directing employment generating development 

to the most appropriate and sustainable locations, supporting expansion of existing 

businesses and ensuring strong spatial alignment between housing and employment 

growth.  

The Deposit Replacement LDP will facilitate economic growth by allocating key 

strategic employment sites, retaining and safeguarding established employment 

sites that are viable, and allowing smaller scale developments within local service 

settlements and rural enterprises.  

This plethora of employment provision will provide numerous opportunities for 

investment and enable employers to diversify and grow their own businesses.  

Do you have any comments to make on the employment strategy?  

 

 

 

 

 

 

 

 

 

7. Retail centres and development 

Despite competition from out-of-centre retail developments, the established retail 

hierarchy has continued to evolve over many years and all the existing retailing and 

commercial centres fulfil an important role in meeting not only the shopping and 

service needs but the cultural and leisure requirements of the residents of the area. 

The Deposit Replacement LDP to protect the established retail hierarchy of the area 

by focussing development in these centres and by only permitting out-of-centre retail 

development where a need and sequential test have been undertaken, in 

accordance with national policy, to protect the vitality, viability and attractiveness of 

retail centres.  
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The Deposit Replacement LDP has been prepared in the context of the pandemic 

and it is fully recognised that high streets will continue to change, especially in the 

short-term. The pandemic may serve to further accelerate changes in town centres 

and high streets if longer-term consumer spending habits continue to alter.  

It will be increasingly important for traditional town centres to accommodate a wider 

array of uses than just retail, including community, health, leisure, residential and 

flexible co-working spaces alongside areas of open space.  

This will help support their long term health and vitality as convenient and attractive 

places to live, work, shop, socialise, access services for health and well-being, and 

to conduct business. It will also encourage linked trips and a reduction in travel 

demand.  

Do you have any comments to make on retail centres and development 

policies?  

 

 

 

 

 

 

 

 

 

8. Renewable energy, mineral resources and waste management 

The Deposit Replacement LDP will assist the county borough’s transition to a low 

carbon, decentralised energy system that works for its individuals, communities and 

businesses by encouraging renewable and low and zero carbon energy projects.  

This will be achieved by identifying opportunities for new renewable energy 

generating capacity, supported by policies that promote energy efficiency measures 

in buildings. The uptake of renewable energy will be monitored to help show how the 

LDP is assisting to deliver the contribution identified. 

The mineral industry is still active in the county borough with limestone and sand and 

gravel still being worked at a number of different sites. Minerals are an important 

resource which should be protected for future generations by locating non-mineral 

development away from areas which are underlain by minerals of economic 

importance. The Deposit Replacement LDP encourages the efficient and appropriate 
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use of minerals within the county borough, including the re-use and recycling of 

suitable minerals as an alternative to primary won aggregates.  

Waste reduction is another cross cutting issue and opportunities to prevent or reduce 

the generation of waste should be made in all development. Preferred areas for the 

development of in-building waste management facilities are identified on the 

proposals map.  

The co-location of waste management facilities to enable the development of heat 

networks will be supported, subject the criteria. Supporting development 

management also set out the need for an integrated approach to providing waste 

facilities for all built development. Larger sites may be required to produce an 

environment management plan, which would state how waste arising and other 

environmental control measures would reduce the impact of construction. 

The Deposit Replacement LDP promotes sustainable development which will 

contribute to meeting national renewable and low carbon energy and energy 

efficiency targets, including sustainable development of mineral resources and waste 

management.  

Do you have any comments to make on the renewable energy, mineral 

resources and waste management policies?  

 

 

 

 

 

 

 

 

 

9. The natural and built environment 

The county’s natural and built environment is of high quality and a primary asset. 

The diversity of landscapes, habitats, species and geology, and their relationship 

with the urban area, contribute enormously to the county’s distinctive and attractive 

character.  

The special and unique characteristics of the natural and built environment help 

attract investment, promote the county as a tourist location and provide cultural 

experiences and healthy lifestyles for its communities.  
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Conserving and enhancing the natural and historic environment is therefore a key 

function of the Replacement LDP, whilst recognising this needs to be balanced with 

the need to facilitate sustainable economic growth in order to contribute to the 

national placemaking objectives of Planning Policy Wales. 

Appropriate development will need to conserve and enhance valued countryside, 

landscapes, seascapes and significant geological sites. The Deposit Replacement 

LDP also seeks to minimise impacts on biodiversity and provide, where possible, net 

gains in biodiversity whilst protecting or enhancing green infrastructure provision in 

recognition of its wide ranging benefits.  

The historic environment is an important cultural asset and a finite, irreplaceable 

source of information about our past. The term ‘historic environment’ includes those 

parts of the environment where the interaction of people and places over time has 

left traceable evidence in the modern landscape.  

This includes not only archaeological sites and historic buildings with statutory 

designations, but also the wider historic landscape and locally distinctive, valued and 

important buildings and features.  

The Deposit Replacement LDP seeks to conserve and enhance the natural and 

historic environment of the county borough, recognising that the unique 

characteristics help attract investment, promote tourism, provide cultural experiences 

and encourage healthy lifestyles for communities.  

These goals need to be balanced alongside the need to facilitate sustainable 

economic growth. 

Do you have any comments to make on the natural and built environment 

policies?  
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10. Key proposals 
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Do you have any comments to make on the key proposals? 

 

 

 

 

 

 

 

 

 

 

 

 

 

Do you have any comments to make on the key proposals? 

 

 

 

Key proposals for Maesteg and the Llynfi Valley  

• Land south of Pont Rhyd-y-Cyff: mixed use development including residential, 
commercial and leisure.  

• Maesteg Washery: mixed use development including residential, education, 
commercial, leisure and employment.  

• Ewenny Road, Maesteg: mixed use development including residential, commercial, 
leisure and employment. This site also has the potential to accommodate a 
‘Valleys Hub’.  

• Coegnant Reclamation Site: mixed use development including residential, 
employment and recreation. 

• Improved walking and cycling routes. 

Key proposals for Porthcawl, Pyle, North Cornelly and Kenfig Hill   

• Porthcawl Waterfront: mixed use development including retail, leisure, tourism, 
residential, public open space, community facilities and a bus terminus. 

• Land East of Pyle: mixed use development including residential, education, 
community facilities and public open space.  

• Improved walking and cycling routes.   

• Potential establishment of a transport hub at Pyle railway station to incorporate 
extended park and ride facilities and improved links to Porthcawl and Village 
Farm Industrial Estate.   
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Do you have any comments to make on the key proposals? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Do you have any comments to make on the key proposals? 

Land at Penylan House, Pencoed should be added as an allocated housing site for 

circa 81 homes within this area. Please see the enclosed Candidate Site 

Assessment Report which demonstrates that the site’s allocation would contribute to 

the soundness of the LDP. 

Key proposals for the Ogmore and Garw valleys  

• Ogmore and Garw Valleys are not identified as areas that will accommodate significant 
growth. 

• Chance to create sustainable communities linked to wider opportunities.  

• Opportunities for co-operative housing, self-build and custom build alongside other 
forms of development.  

• Promotion of tourism hubs in the Ogmore and Garw Valleys, and at Bryngarw Country 
Park.    

• Improved walking and cycling routes.  

• Improved public transport and improvements to the local highway network. 

Key proposals for Bridgend and Pencoed    

• Land west of Bridgend: including residential, education, community facilities and 
public open space.  

• Land south of Bridgend: mixed use development including residential, leisure, 
commercial and education.    

• Parc Afon Ewenni: including commercial, residential and education.  

• Land east of Pencoed: including residential, education and public open space.  

• Improved walking and cycling routes.  

• Improved public transport and improvements to the local highway network.  
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Do you have any other comments to make on the Deposit Replacement LDP? 

Land at Penylan House, Pencoed should be added as an allocated housing site for 

circa 81 homes within this area. Please see the enclosed Candidate Site 

Assessment Report which demonstrates that the site’s allocation would contribute to 

the soundness of the LDP. 
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1.0 INTRODUCTION 

 

1.1 This Candidate Site Planning Statement has been prepared by Barton Willmore on behalf 

of Superleader Ltd in respect of Land at Penylan House, Pencoed (hereafter referred to 

as “the site”) as part of its promotion through Bridgend County Borough Council’s 

Replacement Local Development Plan (RLDP). The site has not been promoted to date. 

As discussed with Officers, it will not be considered as an Alternative Site through the 

RLDP process. 

 

1.2 The site is approximately 5 hectares and comprises grazing land and woodland. It is 

within a single landownership and Superleader Ltd’s control. The site is bound by 

residential properties and a highway to the east (at Beechwood Grove) and woodland 

areas to the south, north and west. 

 

 Proposed Development 

 

1.3 In summary, the candidate site is proposed to accommodate a residential development 

of circa 81 homes with areas of informal and form public open space, retained woodland 

and sustainable drainage systems (SuDS). 

 

1.4 On the basis of the technical assessments undertaken to date, there are not considered 

to be any unresolvable constraints to the residential development of the site. 

 

 Scope and Structure of Report 

 

1.5 This Report provides a high-level assessment of the and demonstrated that it is 

available, suitable, deliverable and achievable and should be allocated to contribute to 

the overall soundness of the plan. 

 

1.6 This submission is supported by technical assessment work undertaken by the Apex  

Transport Planning and Wildwood Ecology along with masterplanning by Barton 

Willmore.  

 
1.7 A Sustainability Appraisal is enclosed in Appendix 1. 
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2.0 SITE ASSESSMENT 

  

2.1 This section demonstrates that the allocation of the site would meet the National 

Sustainable Placemaking Outcomes and would follow the Sustainable Transport Hierarchy 

set out in PPW. Evidence on delivery and phasing of the site is provided to demonstrate 

the site’s deliverability credentials should it be allocated in RLDP. 

 

 Placemaking 

 

2.2 The candidate site proposes housing growth in a location well related to Pencoed, and 

therefore demonstrates the holistic approach sought by PPW, which seeks the right 

development in the right place to achieve sustainable placemaking outcomes.  

 

2.3 The site is in a highly accessible location, adjacent to the existing built up area of Pencoed 

and within walking distance of the settlement’s centre.  It therefore has an advantage 

over a number of the other options for growth. 

 

2.4 The site is suitably located to encourage walking and cycling with a number of existing 

footways and cycleways in close proximity.  Further detail is provided within the enclosed 

Transport Appraisal. 

 

2.5 Any future planning application at the site would be supported by a Transport Assessment 

and Travel Plan.   

 

2.6 It is accordingly concluded that the candidate site meets planning policy requirements in 

terms of being in a highly accessible location that is safely accessible by all forms of 

transport and that the impacts of the development on the continued operation and safety 

of the surrounding highway network would be acceptable or can be suitably mitigated.   

 

Landscape 

 

2.7 The site is not the subject of any restrictive landscape designation. It lies adjacent to the 

settlement boundary of Pencoed and is seen against the backdrop of residential 

development. It is relatively well contained with mature boundary vegetation on three of 

its sides – all of which are proposed to be retained where possible 

 

Biodiversity 

 

2.8 The enclosed Wildwood Ecology Preliminary Ecological Appraisal outlines the findings of 

an Extended Phase 1 Habitat Survey. The proposals incorporate the retention of the 
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CANDIDATE SITE PLANNING STATEMENT   Site Assessment 

33174/A3/JA 3    July 2021  

treeline that’s runs north-south, vegetation along the site boundary as well as the addition 

of swales. In summary, there are no fundamental biodiversity reasons to preclude the 

allocation and subsequent development of the site. 

 

Green Infrastructure 

 

2.9 As noted above, the emerging concept masterplan has sought to maintain green 

infrastructure (GI) links through the site and around the development, with key habitat 

corridors retained along the boundaries. Undeveloped areas of green infrastructure 

account for a significant proportion of the overall site area (approximately 45%) with the 

retained woodland and grassland habitats offer ing an exciting opportunity to create an 

extensive high quality naturalistic open space network. This allows the public a substantial 

new GI resource which will also serve to protect habitat connectivity and 

foraging/commuting networks for wildlife. 

 

2.10 Development proposals will also provide new public open space, enhancing the overall 

offering in this regard, not just for new residents but for the existing community.  

 

Heritage & Archaeology 

 

2.11 The site does not contain any designated historic environment assets or any historic 

environment records. There is therefore no reason to believe or expect that any which 

are present will constrain its deliverability or its capacity for development.  

 

Agricultural Land Classification 

 

2.12 The Welsh Government’s Predictive Agricultural Land Classification Map 2 identifies that 

the site comprises a mixture of Grade 3b and Grade 4. It therefore does not comprise 

Best and Most Versatile agricultural land and is not a constraint to development. Much of 

the other land and options for growth surrounding Pencoed comprises higher grade 

(better quality) agricultural land. 

 

Phasing, Deliverability and Viability 

 

2.13 The site provides the opportunity to deliver approximately 81 homes, which would be 

delivered entirely within the plan period. It provides a medium-scale site that would be 

attractive to small and medium enterprises (SMEs) which are actively encouraged by 

Welsh Government.  

 

2.14 The site is considered to be deliverable and viable when considered against the 

considerations outlined within the LDP Manual. 
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• The site is in a sustainable location and accords with the parameters and objectives 

set within the RLDP Deposit Plan – being located in Pencoed; 

• The proposals are being brought forward on land made available by a willing and 

compliant landowner who wish to see this site delivered for a residential-led 

development. The site is available immediately; 

• The site is free from any overriding physical constraints, such as infrastructure and 

utilities, access, ground conditions, landscape, heritage designations, flood risk 

issues and pollution; 

• There is development potential for the proposed use. The site is attractive to the 

market (both private and/or public sector) for development; and 

• Whilst we await the LPA confirmation of the expected s106 requirements, the site 

is likely to be able to accommodate the broad levels of affordable housing, other 

policy requirements and infrastructure costs. 

 

2.15 The allocation of the site would therefore contribute to the soundness of the Plan through 

assisting with its effectiveness. 
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4.0  SUMMARY & CONCLUSIONS 

 

4.1 In summary, the report demonstrates that the site is suitable for allocation within the 

Council’s RLDP and will contribute to the overall soundness of the Plan.  The proposals 

accord with the National Sustainable Placemaking Outcomes and Sustainable Transport 

Hierarchy set out in PPW and the site is considered to be deliverable and viable.  

 

4.2 It shows how development at Land at Penylan House, Pencoed could come forward in 

order to deliver the following key benefits: 

 

• A medium sized development delivering homes with a range of sizes and tenures to 

meet the demand for new housing in the area – providing a site that is attractive 

to SMEs  within a single landownership; 

• The delivery of affordable homes; 

• A strong, sensitive and high-quality green infrastructure network that maintains and 

improves biodiversity in the area as well as maintaining much of the existing 

planting, hedgerows and trees. 

 

4.3 Superleader Ltd are keen to work collaboratively with the Council and other stakeholders 

to demonstrate the suitability of the land for development and its identification as an 

allocation in the RLDP. Further dialogue with the Council would be welcomed in thr run 

up to the Examination of the RLDP. 
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APPENDIX 1: SUSTAINABILITY APPRAISAL 
 

The below Sustainability Appraisal follows the methodology employed by Stantec in their SA of 

Candidate Sites and Infrastructure within the Sustainability Appraisal of the Bridgend RLDP 

Deposit Plan (May 2021). 

 

SA Objective Assessment Criteria Assessment 

Land 

Availability 

Site on Common Land? 0 

Health & 

Wellbeing 

Proximity to Active Travel Routes ++ 

Proximity to Health Facilities + 

Provision of New Health Facilities and Active Travel Routes 0 

Equality and 

Social 

Inclusion 

Proximity to Community Facilities / Public Services + 

Provision of New Community Facilities / Services 0 

Employment 

and Skills 

Employment Capacity 0 

Mixed Use Suitability 0 

Proximity to Key Employment Locations ++ 

Proximity to Primary Education Infrastructure ++ 

Proximity to Secondary Education Infrastructure ++ 

Provision to New Education Infrastructure 0 

Transport & 

Communication 

Proximity to Public Transport Network (bus stops and train 

stations) 

++ 

Proximity to Strategic Road Network (motorways and trunk roads)  ++ 

Proximity to Active Travel Network ++ 

Proximity to Congestion Pinch Points + 

Water Supply Score + 

Sewerage Score + 

Provision of New / Upgraded Transport or Communications 

Infrastructure 

0 

Housing Housing Capacity ++ 

Deliverability of Affordable Housing ++ 

Mixed Use Suitability 0 

Neighbouring Uses ++ 

Proximity to European Sites (recreational pressure) ++ 

Economic 

Growth 

Neighbouring Uses & Potential Agglomeration Effects + 

Proximity to Strategic Road and Rail Network ++ 

Air Quality Proximity to AQMA ++ 

Proximity to Congestion Pinch Point ++ 

Climate 

Change 

Onsite Low/Zero Carbon Energy Generation 0 

Proximity to Public Transport Network ++ 

Incorporation of Climate Change Adaptation Measures + 

Potential operational emissions 0 
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CANDIDATE SITE PLANNING STATEMENT   Sustainability Appraisal 

33174/A3/JA 7    July 2021  

Biodiversity, 

Geodiversity 

and Soil 

Proximity to RIGS ++ 

Proximity to LWS/SINC/LNCS ++ 

Presence of Important Trees, Hedgerows or TPOs? + 

Presence of Valued Habitats and Species + 

Agricultural Land Classification ++ 

Water and 

Flood Risk 

Proximity to Flood Risk Zones ++ 

Proximity to Main Rivers & Lakes ++ 

Materials and 

Waste 

Proximity to Community Recycling Centres + 

Locational Need for Minerals Extraction + 

Sustainable 

Placemaking 

Previously Developed Land or Greenfield Land - 

Proximity to Active Travel Network ++ 

Cultural 

Heritage 

Proximity to Scheduled Monuments ++ 

Proximity to Listed Buildings ++ 

Impact on Important Archaeological Sites ++ 

Re-Use of Historic or Culturally Important Buildings 0 

Effect on Welsh Language + 

Proximity to SLA or Heritage Coast + 

Landscape Visual Amenity Impact + 

Individual Site Integration / Coalescence / Separation Impact + 

Spatial Development Effect (inc cumulative impacts) + 
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General 

Question √ response Further Information Required Further Information 
(continue in space below or separate sheet if 

necessary)
Yes No 

Is the site wholly in the 
ownership of the proposer? 

If no, has the owner/s been notified of 
the sites submission? Please provide 
an OS Plan identifying the parcels of 
land owned and give contact details 
of all owners. 

Are there any restrictive 
covenants relating to the 
use of the land / buildings 
contained within the site? 

If yes, please give details and attach 
copies of any such covenant where 
available. 

Would the allocation of the 
site require an alteration to 
a settlement boundary 
contained within the 
adopted Bridgend LDP? 

If yes, please state which settlement 
boundary would be affected and 
indicate on the submitted plans the 
existing and proposed settlement 
boundary. 

Would the allocation of the 
site require a change to a 
land-use allocation 
contained within the 
adopted Bridgend LDP? 

If yes, please state the name and 
policy number of the existing 
allocation. 

For Office Use Only 
Date received: 

Date acknowledged: 

Data captured: 

Representor Number: 

Site reference: 

Bridgend LDP Candidate Site Assessment Questionnaire 

Please complete one form for every site proposed. This form may be photocopied if 
necessary. Forms and Plans should be submitted to the Corporate Director - Communities, 
Bridgend County Borough Council, Civic Offices, Angel Street, Bridgend, CF31 4WB by 
5pm on 09-11-2018. Please note that the content of all plans and assessment forms 
submitted will be made available for public inspection. 

Contact Details of Site Proposer (incl. phone/email) 

(Details as per previous consultation forms) 

Contact Details of Site Proposer’s agent if 
applicable (incl. phone/email) 

Note that if agent’s details are included all correspondence will be sent to agent 
and not the proposer.  

Name / Location / Post Code of Site: 

OS Grid Reference: Area of Site in Hectares: 

(Please note that if your site is below 0.25ha it will be considered as part of the 
Settlement Boundary Review or other land-use assessment) 

Existing Use of Site:  Proposed Use of Site: 
If residential, please indicate number of units:  
If commercial, please specify the type of any employment generating uses:

Current Planning Status of Site: 

The plan submitted with the site should be on an Ordnance Survey base and contain the following information: 

 An outline of the site submitted in Red

 Any additional land in the ownership of the proposer outlined in Blue

 Indicative access points to the site with any third-party land required for access outlined

 Any proposed changes to an existing settlement boundary from the adopted Bridgend Local Development Plan

 Any areas of the site liable to flooding

 Any information given in answer to the questions below that can be displayed spatially.

Superleader Ltd Joe Ayoubkhani, Barton Willmore

Land at Penylan house, Pencoed

295806 (easting), 182373 (northing)
4.77ha

Vacant grazing land
Residential development of circa 81 homes

Outside of, adjacent to, settlement boundary.

x

x

x

Pencoed - please see Concept Plan

x
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Accessibility 

Question √ response Further Information Required Further Information 
(continue in space below or separate sheet if 

necessary) 
Yes No 

Is the site accessible from 
the public highway? 

If no, have third-party land holders 
been notified of the sites submission 
for consideration? Please give 
contact details where necessary. 

Is the site located within 
400m of a public transport 
access point, i.e. train 
station or bus stop? 

If yes, please give route frequency 
and destination information. 
If no, how far away is it? 

Is the site located within 
400m of an active travel 
route?  

If yes, please give details of the 
actual or proposed routes if known. 
If no, how far away is it? 

Is the site located within 
400m of a community 
facility? 

If yes, please give details (shops / 
commercial services etc). 
If no, how far away is it? 

Is the site located within 
400m of existing public 
open space? 

If yes, please give details. 
If no, how far away is it? 

Environmental 

Question √ response Further Information Required Further Information 
(continue in space below or separate sheet if 

necessary)
Yes No 

Is the site located in an 
area of flood-risk or 
adjacent to a watercourse? 

If yes, please give details of flood-risk 
data and extent to which the site is 
affected. 

Is the site on Previously 
Developed Land? 

Previously Developed Land is defined 
by Planning Policy Wales. Please 
give details of how site meets criteria. 

Would development of the 
site result in the loss of 
agricultural land (in current / 
previous use)? 

If yes, please give the sites 
Agricultural Land Classification. 

Is the site located in an 
area protected by a local, 
regional or national area for 
landscape, ecological or 
cultural purposes? 

If yes, please give details of 
classification. 

Would the proposal give 
rise to impacts on 
landscape character, visual 
amenity or the setting of 
heritage assets? 

If yes, please give details, explaining 
how any likely impacts would be 
satisfactorily mitigated 

Is there a risk that the site 
could consist of 
contaminated land? 

If yes, please give details of possible 
contamination sources. 

Have any site surveys been 
undertaken, such as 
protected species? 

If yes, please give further details. 

Would the proposal include 
low or zero carbon energy 
generating technologies? 

If yes, please give further details 

For non-residential 
proposals, would the use 
require other 
authorisations, for example 
an environmental permit, 
water abstraction or 
impoundment licence, or 
waste management 
licence?  

If yes, please give further details 

x

x

x

x

x

x

x

x Grades 3b and 4

x

x

x

x Please see PEA, Wildwood Ecology

x

x
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Site Context 

Question √ response Further Information Required Further Information 
(continue in space below or separate sheet if 

necessary)
Yes No 

For residential proposals, 
are there any industrial / 
employment uses adjacent 
to the site? 

If yes, please give details of their 
location and mark on accompanying 
plan.  

If the proposal is for 
employment/waste/minerals 
development, are there any 
residential properties 
adjacent to the site or 
within 200m of the site? 

If yes, please give details of their 
location and mark on accompanying 
plan. 

Do you consider that the 
proposed use would 
integrate with existing 
surrounding uses? 

Please explain your answer 

For proposals involving 
minerals extraction or the 
use of other natural 
resources, is there a 
specific need for the use at 
the site? 

Please explain your answer 

Utilities 

Question √ response Further Information Required Further Information 
(continue in space below or separate sheet if 

necessary)
Yes No 

Is the site capable of 
connection to the following 
services? 

If no, please describe how access to 
these services will be obtained. 

Mains water supply If no, please describe how access to 
these services will be obtained. 

Electrical supply If no, please describe how access to 
these services will be obtained. 

Landline telephone If no, please describe how access to 
these services will be obtained. 

Mains sewerage If no, please describe how access to 
these services will be obtained. 

Gas supply If no, please describe how access to 
these services will be obtained. 

Broadband If no, please describe how access to 
these services will be obtained. 

Other (please specify): If no, please describe how access to 
these services will be obtained. 

Deliverability 

Question √ response Further Information Required Further Information 
(continue in space below or separate sheet if 

necessary)
Yes No 

Have there been any 
discussions with potential 
developers to date? 

If yes, please give details 

Is the site financially viable 
to come forward? 

If yes, please provide a brief analysis. 
The Council may seek a viability 
assessment in order to demonstrate 
whether delivery is viable or not. 
Failure to provide this may result in 
your site not being allocated.  

Are there any other known 
constraints to overcome? 

If yes, please provide details of how 
this would be achieved. 

Does the site’s 
stability/topography present 
an obstacle to its 
development? 

If yes, please give details of any 
remedial works necessary. 

x

x

x The Concept Plan illustrates how 
the proposals would acceptably 
assimilate with the adjacent 
residential area

x

x

x

x

x

x

x

x Interest expressed from major developers

x

x

x

Viability information can be 
provided upon request. There are 
not considered to be unresolvable 
viability constraints to the 
development of the site.
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Please indicate an approximate timescale for site delivery: 

2018/19 2019/20 2020/21 2021/22 2022/23 

2023/24 2024/25 2025/26 2026/27 2027/28 

2028/29 2029/30 2030/31 2031/32 2032/33 

 Please use this space (and additional sheets of paper where necessary) to give any additional information regarding the 
site which you feel may be relevant for its consideration.  

30 30 21

Please see enclosed:
- Site Location Plan
- Constraints and Opportunities Plan
- Concept Plan
- Candidate Site Planning Statement (inc. Sustainability Appraisal)
- Transport Appraisal
- Preliminary Ecological Appraisal
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1. INTRODUCTION 

1.1 Background 

1.1.1 Apex Transport Planning Ltd (‘Apex TP’) has been commissioned by Superleader Ltd to produce a 

Transport Appraisal in relation to a potential residential development site at Land at Penylan House, 

Pencoed.  

1.1.2 The Transport Appraisal has been produced to inform a Candidate Site Submission through the 

Replacement Local Development Plan (RLDP) in Bridgend County Borough Council (BCBC). The report 

focuses on the highways and transport implications of the potential development. 

1.1.3 The candidate site (‘the site’) is situated to the north and west of Beechwood Grove and is accessed 

from a continuation of this road into the southwestern end of the site.  The indicative site boundary is 

shown in Figure 1-1. 

Figure 1-1: Indicative Site Boundary 

 

1.1.4 The report has been based on a potential development of the site for 81 dwellings. There is theoretical 

capacity for a higher density of development on the site, and the highway network does not preclude 

this, but a development of 81 dwellings is considered appropriate for this assessment based on the 

potential developable area identified in the concept masterplan. The indicative concept masterplan is 

shown in Appendix A.  

1.2 Scope of Report 

1.2.1 This report has been structured to include the following: 

• Connectivity of the site by sustainable modes  

• The suitability of the potential access arrangements 

• Forecast trip generation and impacts 
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2. SUSTAINABLE CONNECTIVITY 

2.1 Introduction 

2.1.1 This section sets out the connectivity of the site to the surrounding area by sustainable modes of 

travel and demonstrates its proximity to schools, public transport, facilities, services and employment. 

The site location is demonstrated to be consistent with sustainable transport policies in Future Wales, 

PPW11, the LDP and TAN18.   

2.2 Planning Policy Overview 

Future Wales: The National Plan 2040 

2.2.1 This is the national development framework, setting the direction for development in Wales to 2040. It 

provides an overarching development plan with a strategy for addressing key national priorities 

through the planning system. 

2.2.2 It is a framework which will be built on by Strategic Development Plans at a regional level and Local 

Development Plans at local authority level. Planning decisions at every level of the planning system in 

Wales must be taken in accordance with the development plan as a whole. 

2.2.3 In relation to transport, it is states on page 51 that “Growth should be shaped around sustainable 

forms of transport and places that make us and the environment healthier”. Page 55 continues on to 

state that “Development will focus on active travel and public transport, allied with a reduced reliance 

on private vehicles”. 

2.2.4 In the supporting text for Policy 2 - Shaping Urban Growth and Regeneration – Strategic Placemaking, 

it is stated that “To enable active and healthy lives, people should be able to easily walk to local 

facilities and public transport.” 

2.2.5 Policy 11 sets out National Connectivity, this states that “Our priorities are to encourage longer 

distance trips to be made by public transport, while also making longer journeys possible by electric 

vehicles.” 

2.2.6 Policy 12 sets out Regional Connectivity. This states that “in urban areas our priorities are improving 

and integrating active travel and public transport. In rural areas our priorities are supporting the 

uptake of ultra low emission vehicles and diversifying and sustaining local bus services.” 

2.2.7 In relation to Active Travel and developments it is stated that “Active travel must be an essential and 

integral component of all new developments, large and small.” 

2.2.8 In relation to travelling in Wales, on page 84 it is stated that “The Welsh Government’s aim is to reduce 

the need to travel, particularly by private vehicles, and support a modal shift to walking, cycling and 

public transport.” 

2.2.9 On page 174, supporting Policy 36, it is stated that “Welsh Government wishes to see development 

built in sustainable locations that are supported by the active travel and public transport infrastructure 

and services needed to enable people to live active and healthy lives.” 

2.2.10 As such, the key themes are that development should be sited where it can benefit from active travel 

and public transport connections and reduce the need to travel by car. Facilities should be within easy 

walking distance and a key priority is to encourage electric vehicle use, particularly for longer journeys.  
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2.2.11 The site is situated on the edge of an existing urban settlement with key facilities and services within 

suitable walking distance. Active travel connections will be provided within the site to ensure it is 

integrated with the existing residential area and encourages walking and cycling for local journeys. The 

site is also well situated to benefit from public transport services. In addition, electric vehicle charging 

will be provided to encourage the use of more sustainable vehicles.  

2.2.12 The site location is therefore considered consistent with the policies and aims of Future Wales and 

further details of the sustainable connectivity are set out within this section.  

Planning Policy Wales 11th Edition (PPW11) 

2.2.13 PPW11 provides overarching Welsh Government policies with transport policies set out in Section 4.1. 

This states in paragraph 4.1.10 “The planning system has a key role to play in reducing the need to 

travel, particularly by private car, and supporting sustainable transport, by facilitating developments 

which: 

* are sited in the right locations, where they can be easily accessed by sustainable modes of travel and 

without the need for a car 

* make it possible for all short journeys within and beyond the development to be easily made by 

walking and cycling.” 

2.2.14 PPW11 sets out a “Sustainable Transport Hierarchy for Planning” in Figure 9.  This states in paragraph 

4.1.12 “It is Welsh Government policy to require the use of a sustainable transport hierarchy in relation 

to new development, which prioritises walking, cycling and public transport ahead of the private motor 

vehicles. The transport hierarchy recognises that Ultra Low Emission Vehicles also have an important 

role to play in the decarbonisation of transport” 

2.2.15 It continues to state that “The sustainable transport hierarchy should be used to reduce the need to 

travel [and] prevent car-dependent developments in unsustainable locations”.  

2.2.16 However, PPW11 recognises the differences between development in different areas and the need to 

consider local context, with paragraph 4.1.17 stating “Different approaches to sustainable transport 

will be required in different parts of Wales… and new development will need to reflect local 

circumstances.” 

2.2.17 PPW11 also states in paragraph 3.39 that development should “where possible, offer good active 

travel connections to the centres of settlements to reduce the need to travel by car for local journeys.” 

2.2.18 The site is situated in a location which is accessible by walking, cycling and public transport, with active 

travel links to the centre of the local settlement of Pencoed and is fully compliant with PPW11 as 

demonstrated in this section of this report. 

Technical Advice Note 18: Transport (TAN18)  

2.2.19 The importance of walking and cycling in contributing towards sustainable travel patterns is detailed in 

the guidance contained within TAN18: Transport (March 2007). The guidance emphasises not only the 

role walking and cycling can have as main modes of transport for local journeys but also the 

considerable contribution they play in forming parts of longer journeys by public transport.  

2.2.20 The importance of the location of a site in relation to encouraging sustainable travel is set out within 

paragraph 3.3 which states “The location of new residential development has a significant influence on 

travel patterns as the majority of trips start or finish at home… It should be a key aim of development 
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plans to identify residential sites that are accessible to jobs, shops and services by modes other than 

the car”. 

2.2.21 Paragraph 3.8 continues on to state that “Locations that are highly accessible by a variety of travel 

modes offer significant opportunities to make travel patterns more sustainable.”  

2.2.22 As such it is recognised by TAN18 that the sustainable location of a site can assist in facilitating 

sustainable travel habits. The site is situated in a sustainable location with good access by walking and 

cycling to schools and public transport stops, therefore fully in accordance with transport policies in 

TAN18.  

Bridgend County Borough Council (BCBC) – Replacement Local Development Plan (LDP) 2018-2033 

2.2.23 This document is still in the consultation stage, however there are 35 objectives proposed within the 

emerging LDP, with the relevant objectives in relation to transport as follows: 

OBJ 2f “Promote accessibility for all by supporting the transport hierarchy (set out in PPW) that 

prioritises walking and cycling (active travel), then public transport and finally motor vehicles. New 

development should be located and designed in accordance with this hierarchy to prioritise the use of 

sustainable transport, reduce related airborne pollution, reduce the need to travel and reduce the 

dependency on private vehicles.” 

OBJ 2h “Create walkable neighbourhoods, where a range of facilities are within walking distance of 

most residents.” 

2.2.24 The emerging LDP reiterates the policies within PPW11 and development that is sustainably located, 

reducing the need to travel, particularly by car, should be promoted.  

2.3 Walking  

2.3.1 Walking is the most important mode of travel at a local level and offers the greatest potential to 

replace short car journeys. The residential area to the south of the site currently accommodates 

walking movements using the existing infrastructure. 

2.3.2 The site is connected by footways along Beechwood Grove, which link to the footways adjacent to the 

other local streets within the vicinity. The footways within the local area are mainly 2m wide with 

streetlighting along their length and are overlooked by the frontage of properties which provide 

natural surveillance. The gradients are relatively flat and lend themselves to walking.  

2.3.3 A map has been produced by Bridgend Council of the Pencoed area which shows the key facilities and 

walking / cycling routes within the surrounding area. This has been reproduced in Figure 2-1.   
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Figure 2-1: Pencoed Walking and Cycling Map 

 
Source: BCBC Active Travel Routes 

2.3.4 This shows that there are further cut through walking routes and traffic free routes, as well as some 

20mph speed limits which further enhance the pedestrian environment. These routes provide access 

to the key facilities within proximity of the site.  

Integrated Network Map 

2.3.5 BCBC have produced detailed plans for a network of Active Travel routes and facilities over the next 15 

years. These are found in Integrated Network Maps (INM). INM12 provides the updated existing 

routes map for Pencoed, and this shows there are existing and proposed walking and cycling routes 

within the vicinity of the site, including running along Penprysg Road (INM-PE-1), Min-y-Nant (INM-PE-

1) and Penybont Road (INM-PE-8).  

2.3.6 These link to further routes along the B4280, Coychurch Road and the A473 and connect to other 

shared use routes providing access to locations and facilities in a number of directions from the site. 

Of particular note these connect to the Pencoed Technology Park, Bocam Park employment area, 

Bridgend College and Pencoed Comprehensive School.  

2.3.7 As such there are continuous existing and proposed active travel routes which link the site to key local 

facilities in the surrounding area.  

2.3.8 These INM routes have been considered appropriate by BCBC for walking and cycling. The BCBC 

INM12 showing the updated existing active travel routes within the vicinity of the site has been 

reproduced in Figure 2-2.  

SITE 
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Figure 2-2: Integrated Network Map – Site and surrounds  

 
Source: BCBC Integrated Network Map 12 - Pencoed 

2.3.9 The surrounding pedestrian infrastructure is considered to provide good quality walking routes from 

the site to the surrounding areas and local facilities and services. This will encourage potential future 

residents to walk to and from the site and reduce the reliance on travelling by car.    

2.4 Cycling 

2.4.1 As shown within the INM mapping, there are some existing and proposed cycle routes within the 

vicinity of the site, including dedicated routes and routes shared within pedestrians. These link to 

numerous facilities and services in various directions from the site. The streets immediately 

connecting to the site, including Beechwood Grove are residential in nature and are considered 

appropriate for on-road cycling for cyclists of most abilities. The routes linking to key local facilities 

also have a relatively flat gradient. On this basis it is considered that there is some potential for 

travelling to and from the site by cycle. 

2.5 Public Rights of Way 

2.5.1 Within the vicinity of the site there are some public rights of way which provide further connections to 

different areas within Pencoed and surrounds as well as through areas of open space, which reduces 

some walking distances. A public footpath links Charles Avenue to Honey Glen to the southwest of the 

site reducing the distance to some facilities to the southwest. There are also some leisure routes 

running to the north of the site across Hirwaun Common.  

2.5.2 The public rights of way within the vicinity of the site are shown in Figure 2-3. 

SITE 
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Figure 2-3: Public Rights of Way 

 
Source: Bing Maps 

2.6 Distances to Facilities 

2.6.1 There are a number of publications which suggest guidance for appropriate and acceptable walking 

and cycling distances to facilities. For reference, these have been summarised as follows. 

• Welsh Government - Active Travel (Wales) Act 2013: Within the ATADG it is stated within 

paragraph 4.1.4 that “walking as a mode of travel predominates for journeys of less than two 

miles whilst cycling is more convenient for longer journeys, typically of up to five miles for 

regular journeys”. This equates to walking distances of up to 3.2km and cycling distances of up 

to 8km. 

• CIHT (2015) – Planning for Walking: In relation to shorter trips in particular, (section 2.1) states 

that across Britain about ‘80% of journeys shorter than 1 mile (1.6km) are made wholly on foot’.  

• CIHT - Guidelines for Providing for Journeys on Foot (2000): suggests preferred maximum 

distances are up to 2km.  

• DfT – LTN1/20 Cycle Infrastructure Design (paragraph 2.2.2) – states that “Two out of every 

three personal trips are less than five miles in length, an achievable distance to cycle for most 

people” (c.8km). 

2.6.2 As such, based on guidance, it is considered that suitable walking distances could be up to 3.2km but 

journeys within 2km have a greater potential to be made on foot. The majority of journeys within 

1.6km are also made by walking. A 2km distance equates to around a 25-minute walk travelling at 

3mph (4.8kph).  

2.6.3 It is considered that journeys of up to 8km are within a suitable cycling distance. A cycling journey of 

8km would equate to approximately a 25-minute travel time.  

SITE 

894



Land at Penylan House, Pencoed  
Transport Appraisal  
 

 Superleader Limited | Report Ref: C20116/TS01 | 26 July 2021 8 8 

2.6.4 To demonstrate the site’s connectivity, facilities within appropriate distances which are accessed via 

suitable and established routes have been summarised in Table 2-1. These facilities have been 

summarised based on approximate travel distances from the site access via appropriate routes, not 

straight-line distances. The location of these facilities in the context of the site are shown in Figure 2-4. 

Table 2-1: Proximity of the site to local facilities and services 
Facility / Amenity Distance from 

site access 
(metres) 

Walking Travel 
Time (minutes) 

Cycling Travel 
Time (minutes) 

Community Facilities 

  Noble House Takeaway 835 10 3 

  The New Surgery - Doctors 870 11 3 

  St David’s Church 935 12 3 

  Takeaway, General Store and Dry Cleaning 935 12 3 

  Pencoed Post Office 955 12 3 

  Sheppard Pharmacy and Premier Store 990 12 3 

  Llyfrgell Pencoed Library 1005 13 3 

  
Penybont High Street - Post Office, Hairdressers, Restaurants, 
Takeaways, Local Shops, Churches 

1020 13 3 

 Penuel Baptist Chapel 1045 13 3 

 Pencoed Social Club (British Legion) 1150 14 4 

 Pencoed Welfare Hall 1185 15 4 

 Whitehouse Dental Clinic 1285 16 4 

Public Transport 

  Penprysg Road Bus Stops 805 10 3 

  Penybont Road Bus Stops 980 12 3 

 Pencoed Rail Station 1090 14 3 

Retail 

  Co-op Food 1135 14 4 

  Tesco Express 1135 14 4 

Education 

  Pencoed Primary School 910 11 3 

  Bridgend College 1560 20 5 

  Pencoed Comprehensive School 1720 22 5 

  Croesty Primary School 1720 22 5 

Leisure 

  Heol Las Playground 840 11 3 

  Min-Y-Nant Open Space 930 12 3 

  The Chatterton Arms 1200 15 4 

  The Britannia Pub 1250 16 4 

  Halo Pencoed Swimming Pool 1560 20 5 

  Tavern Bar 1680 21 5 

  Pencoed Rugby Football Club 1775 22 6 

Employment 

 Pencoed Technology Park 2155 27 7 

 Bocam Park 2570 32 8 

 Pencoed Business Park 2610 33 8 

 Dragon Studios 2820 35 9 
* Based on walking speeds of 80 metres per minute and Cycling Speeds of 320 metres per minute 
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Figure 2-4: Location of facilities within proximity of the site 

 
Source: Google Maps 
Note: Numbers and colours correlate to Table 2-1  

2.6.5 Table 2-1 and Figure 2-4 show there are a number and range of facilities and services situated within 

walking and cycling distances which can be accessed via suitable active travel routes. All facilities are 

within Welsh Government guidance walking and cycling distances. 

2.6.6 There are a significant range and number of facilities situated within a 1.2km walk (or cycle) which 

equates to a 15 minute walk and is well within the distance that NTS states the majority of people 

SITE 

Pencoed High Street 

(Penybont Road) 
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would walk (1.6km). This includes a doctors surgery, Pencoed High Street (and facilities therein), Post 

Office, library, local shops, takeaways, primary school, playground and open space and a public house.  

2.6.7 There are a significant further number of facilities within 2km this includes; a swimming pool, dentist 

surgery, secondary school, college and a primary school, swimming pool, rugby club and further public 

houses.  

2.6.8 The closest bus stops are located approximately 800m from the site access and a Rail Station within 

c.1.1km  

2.6.9 There are also a number of employment locations within less than a 3.2km acceptable walking 

distance including three business parks / industrial estates and Dragon Studios. 

2.6.10 The site is therefore considered to be situated in a sustainable location. This will encourage walking 

and cycling and reduce the reliance on the private car, consistent with relevant policy and guidance, 

including sustainable transport policies in Future Wales, PPW11, the LDP and TAN18. 

2.7 Public Transport 

Bus 

2.7.1 The closest bus stops to the site are located on Penprysg Road approximately an 800m walk from the 

site access. The stops on Penprysg Road are served by bus service 65. Further stops are available on 

Penybont Road approximately a 980m walk from the site access. Further services are available from 

these stops, including the 64 and 404.  

2.7.2 Service 65 is operated by First Buses between Bridgend, Talbot Green, Bryncethin and Cyw. This 

operates on an hourly basis from Monday to Saturday. The first service is at 07:53 and the last service 

at 19:05.  

2.7.3 Service 64 is operated by First Buses between Bridgend, Brackla, Brynna and Talbot Green. This 

operates on an hourly basis from Monday to Saturday. The first service is at 06:48 and the last service 

at 18:17. 

2.7.4 Service 404 is operated by NAT Group between Bridgend, Pencoed, Pontyclun, Talbot Green and 

Pontypridd. This operates on an hourly basis from Monday to Saturday. The first service is at 07:22 and 

the last service at 17:22. 

2.7.5 The combined frequency is therefore three services per hour from Monday to Saturday.  All services 

connect with Talbot Green and Bridgend which provide access to a significant number of employment 

areas, leisure and retail facilities.  

2.7.6 Bus services have been restricted during the pandemic and as such the frequencies stated are those 

available at the current time. Frequencies may be increased in the future.  

2.7.7 Potential future residents can access bus services which could be used for commuting purposes to 

Pontyclun, Talbot Green and Bridgend. The bus services and times of operation provide a feasible 

option for people working full time in these areas.  They can also be used to access destinations for 

leisure, retail and health purposes. 

2.7.8 It is considered that the site has good accessibility by bus and this offers a realistic travel option for 

potential future residents of the site. This will assist in minimising the vehicle trip generation and 

reduce the need for residents to own a car. It will also attract residents that would prefer to travel by 

bus.  
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Rail 

2.7.9 The nearest station is Pencoed Rail Station, located approximately 1.1km to the south of the site which 

is a c.14-minute walk or 3-minute cycle. Pencoed Rail Station is situated on the Maesteg Line with 

services operating between Cardiff and Maesteg.  

2.7.10 The Pencoed Rail Station provides 1-2 services per hour in each direction to local and regional 

destinations such as Bridgend (6 minutes), Cardiff (22 minutes) and Newport (37 minutes).   

2.7.11 As such, it would be possible to travel to Cardiff in c. 36 minutes from the site (including walking time 

to the station) or directly into Bridgend in c.20 minutes. It is therefore feasible to use these services for 

commuting purposes, although they are also likely to be attractive for other journey purposes such as 

leisure, retail or business. A combined walk (or cycle) and rail journey therefore has the potential for 

replacing some car journeys and further reducing the requirement for owning or travelling by car.  

2.8 Committed Transport Improvements 

2.8.1 There are works planned to improve the active travel network in Pencoed in 2021, which include a 

new footway/cycleway created on both sides of Penybont Road, a new toucan crossing to the west of 

Ty Merchant, and cycle ‘wheeling ramps’ installed on the footbridge that connects Ty Merchant over 

the railway. These works complete the missing link between Felindre Road to the east of Pencoed 

Cemetery, and the existing network in Pencoed that goes as far as Felindre Roundabout/Pencoed 

Technology Park. 

2.8.2 BCBC have stated that;  

“These works will provide enhanced safety and convenience for pedestrians and cyclists. Existing footways 

will be widened so they can be safely used by both pedestrians and cyclists, and improved crossing facilities 

will be installed. 

The work will also improve connectivity for active modes of travel into places such as Pencoed town centre, 

the Pencoed Campus of Bridgend College, and both Rhondda Cynon Taf and the Vale of Glamorgan via 

Felindre Road. These improvements tie in with the council’s efforts to develop the wider active travel network 

over recent years, which have created a high quality route from Pencoed through to Bridgend.” 

2.8.3 As such, these works will provide improvements on key routes which link the site to the surrounding 

facilities and further encourage active travel to and from the site.  

2.9 Summary 

2.9.1 The site is situated in a sustainable location, as would be expected for a site situated within an 

established residential area. The site benefits from being connected to existing walking, active travel 

and public transport routes as well as public rights of way.  

2.9.2 Residents can walk or cycle to a number of facilities, services and employment uses within appropriate 

distances, reducing the need to own a car. In this regard, the site location is consistent with the 

sustainable transport policies in PPW11 (in particular paras 4.1.10 – 4.1.17).  

2.9.3 Potential future residents would have a realistic choice of modes of travel for all journey purposes, 

which will assist in constraining the level of vehicle generation from the site and minimise the impact 

of the development.   

3.7.3 The site location will encourage and promote sustainable travel behaviour, attract residents who 

choose not to own a car or have low car ownership and is fully in accordance with transport policies in 

TAN18, PPW11, the LDP and the Active Travel Act. 
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3. ACCESS APPRAISAL 

3.1 Overview 

3.1.1 This report has considered a potential development of the site for 81 dwellings and associated public 

open space. There is theoretical capacity for a higher density of development on the site, and the 

highway network does not preclude this, but a development of 81 dwellings has been shown on the 

concept masterplan based on the density within the indicative developable area.  

3.1.2 This section provides an appraisal of the potential site access arrangements in terms of their safety 

and suitability for accommodating a potential development of c.81 dwellings. 

3.1.3 The houses would be built to encourage working from home in accordance with the aspirations of the 

Welsh Government. This will attract residents who wish to work from home and assist in constraining 

the level of vehicle generation from the site onto the local network.  

3.2 Road Safety 

3.2.1 Personal Injury Accident (PIA) data has been obtained from road safety data published annually by the 

Department for Transport (DfT). The statistics provide PIA data which has been recorded using the 

STATS19 accident reporting form. The annual dataset is typically released in autumn each year. As 

such, the most recently available five-year dataset covers between 1st January 2015 and 31st December 

2019. Provisional data for 2020 is also available and has been included in the review. 

3.2.2 The study area considered within the analysis covers the local highway network from the site 

boundary to Min-Y-Nant / Penprysg Road, which includes the route to the closest school, bus stops 

and local centre. The entire study area is shown in in Figure 3-1. 
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Figure 3-1: Location of Recorded PIA’s within vicinity of the site 

 
Source: Crashmap.co.uk 

3.2.3 Over the five-year period there was a total of one slight PIA within the entire study area. There were 

no serious or fatal accidents.  

3.2.4 No PIA’s occurred adjacent to the site boundary or anywhere along the access route on Beechwood 

Grove, Woodstock Gardens or Heol-Y-Gerddi. As such, there is no evidence to suggest a safety issue on 

the access route to the site.   

3.2.5 Although all incidents are regrettable, the PIAs that occurred do not indicate a specific pattern of issue 

with the geometry of the highway that would be exacerbated by a potential residential development 

on the site or a new access into the site. There is also no evidence of a highway safety issue for access 

from the site to the local facilities, particularly for pedestrian movements, which are already 

accommodated on the network for the existing residents.  

3.3 Vehicular Access 

3.3.1 Access to the site is proposed through an extension to Beechwood Grove at its northwestern end. An 

access route can be provided between the two adjacent property boundaries, within land in the 

applicant’s control or the adopted highway. Based on information from the land registry for Plot 37 of 

Beechwood Grove, there is gap in the ownership of the two adjacent properties which enables the 

access to be provided. This also shows the boundary for the plot opposite (46 Beechwood Grove). The 

section between these two plots has been measured at c. 10.3 metres wide based on OS mapping and 

scaling the land registry plan accordingly. This width has been utilised to provide an access into the 

site.  

SITE 
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3.3.2 An indicative site access design has been produced and is shown in Apex Drawing Number C20116-

ATP-DR-TP-001 in Appendix B.  

3.3.3 The access road within the site has been shown at 6m wide which ties into the existing 7m wide 

carriageway on Beechwood Grove with an 80m radii on the carriageway edge kerbline. A 6m wide 

access enables two large vehicles to pass and is considered appropriate to accommodate all traffic on 

the access road into a residential site of this scale. It is noted that a lower radii and access road width 

may also be appropriate, for example a 5.5m width would still allow two large vehicles to pass.  

3.3.4 The access design also shows an indicative 2m wide footway into the site on the northern side of the 

carriageway. This is considered appropriate as all dwellings on the site would be to the north of the 

access where it enters the site and as such, pedestrians can cross on Beechwood Grove and utilise this 

footway. On the southern side of the carriageway a 1m wide service margin is provided to enable 

streetlighting and other utilities, as needed.  

3.3.5 The existing turning circle at the end of Beechwood Grove would be amended and the driveways to 37 

and 46 Beechwood Grove would be extended to connect to the realigned carriageway edge. Footways 

would also be realigned to run parallel to the new carriageway. Between the back of the realigned 

footway and the adjacent property boundaries, there is the potential for providing some grass verges, 

to increase green space and/or provide sustainable drainage.  

3.3.6 This access road is safe and suitable for a potential residential development of up to c. 81 dwellings 

and can accommodate all vehicles likely to use the site. Swept path analysis has been undertaken to 

demonstrate a large refuse entering the site and passing a car on the site access road appropriately 

and this is shown in Apex Drawing Number C20116-ATP-DR-TP-002 in Appendix C.   

3.3.7 Forward visibility would be achievable for 25m around the initial bend into the site which is 

appropriate for 20mph speeds. This bend has been slightly widened and can also accommodate a 

passing refuse vehicle and car. The visibility and swept paths are also shown in Apex Drawing Number 

C20116-ATP-DR-TP-002 in Appendix C.  

3.3.8 The design of the concept site layout would enable refuse vehicles to manoeuvre around the site 

safely and appropriately, with access road widths appropriate to accommodate these vehicles. Where 

required, turning heads can be provided within the site, although the concept plan allows vehicles to 

turn using the access roads and reverse appropriately. As such, refuse vehicles can enter and exit the 

site in forward gear.  

3.4 Pedestrian Access 

3.4.1 A footway of 2m in width will be provided on the northern side of the site access, which connects to 

the existing footways on Beechwood Grove. Within the site itself, footways will be provided on each 

side of the carriageway where residential properties front the carriageway. The footways into the site 

have been shown in the access drawing in Appendix B.  

3.5 Layout  

3.5.1 The internal site layout will be designed to minimise the speeds of vehicular traffic and prioritise 

walking and cycling movements and will include the provision of shared surfaces, where appropriate. 

This is in accordance with the transport hierarchy in PPW11.  

3.5.2 The site will be designed to keep speeds to 20mph or below and suitable forward visibility around 

bends would be provided for 15-20mph speeds (15-25m). Two cars can appropriately pass along the 

access road, including at bends. 
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3.5.3 A single vehicle access is appropriate for the potential development site. The proposed vehicle access 

provides suitable geometry and visibility and can accommodate all movements appropriately. There is 

no existing safety issue within the vicinity of the site access or along the key access route from Min-Y-

Nant / Penprysg Road. Speeds within the site would be minimised through the layout design.  

3.5.4 The site is accessed from Beechwood Grove and then Woodstock Gardens. Woodstock Gardens is 

accessed from two routes, firstly via Green Valley which links to Heol Wastadwaun and Min-y-Nant 

and secondly via Heol-y-Gerddi which links to Penprysg Road. To the north of Green Valley, Woodstock 

Gardens / Charles Avenue / Iestyn Drive / Beechwood Grove form an effective cul-de-sac.  

3.5.5 To the north of Green Valley, along these streets there are 143 properties accessed within this 

effective cul-de-sac. For the significant majority of the main access route, the carriageway is around 

7m wide which enables unrestricted two-way movements, even if cars are parked on one side of the 

street. In addition, Woodstock Gardens has a loop road arrangement, therefore if an access is blocked, 

vehicles can utilise the other route to connect to Beechwood Grove. On this basis, this route has good 

access for emergency vehicles and response times would not be impacted by parked vehicles. In 

addition, there is no evidence of a road safety issue along this route for existing vehicle movements.  

3.5.6 The addition of c.81 dwellings on the site would equate to around 225 units or less served from this 

single point of access. Given the wide access roads linking to the site, no evidence of an existing safety 

issue, the loop road arrangement on Woodstock Gardens and the choice of routes to the south of 

Green Valley, this level of residential dwellings from a single point of access is considered appropriate. 

The access road is suitable to accommodate the level of traffic generated by this number of dwellings. 

3.5.7 By way of comparison, within the local vicinity, Greenacre Drive to the southwest of the site provides a 

single point of access onto Hendre Road which accommodates 318 dwellings. This is a significantly 

higher level of development from a single access than would be accessed via Woodstock Gardens. 

Greenacre Drive also has mainly a linear access route, with minimal loop roads other than for Verland 

Way. A higher quantum of development from a single point of access has therefore been accepted by 

the highway authority within Pencoed and the access route for the site should therefore also be 

acceptable (particularly given there is no evidence of a road safety issue).    

3.5.8 In relation to a single point of vehicle access or a ‘cul-de-sac’ development, paragraph 4.5.7 of MfS 

states: 

“Cul-de-sacs may be required because of topography, boundary or other constraints. Cul-de-sacs can also be 

useful in keeping motor traffic levels low in a particular area, but any through connections for pedestrians 

and cyclists should be well overlooked with active frontages. Cul-de-sacs can also provide the best solution 

for developing awkward sites where through routes are not practical (Fig. 4.9).” 

3.5.9 It also states that caution should be taken on internal design in relation to turning heads and providing 

for service vehicles. This will be recognised and considered in the design of the site layout, which has 

been demonstrated to accommodate service vehicles appropriately. As such, the single point of access 

and a cul-de-sac arrangement from Green Valley is in accordance with advice in MfS which recognises 

that on some sites, such as this one, they can provide the best solution and keep traffic flows low. 

3.6 Parking 

Car Parking 

3.6.1 The car parking provision will be in accordance with the LDP Supplementary Planning Guidance 17 

(SPG17) Parking Standards as adopted in 2011.  
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3.6.2 In accordance with the SPG, the site is situated within Zone 4 or Zone 5 for a Suburban or Near Urban 

location. The maximum parking standards in Zones 2-6 for residential houses are 1 space per bedroom 

plus 1 space per 5 dwellings for visitors, with a maximum requirement of 3 spaces per dwelling. 

3.6.3 The illustrative layout does not show parking, but provision can be made in accordance with the 

standards. A lower parking provision than the maximum shown within the standards may be 

appropriate to encourage sustainable travel and would be in accordance with the SPG which allows for 

flexibility in the standards, subject to local circumstances. This would also be in accordance with 

relevant policies on car ownership and sustainable travel within Future Wales. 

3.6.4 Electric vehicle charging points will also be provided in accordance with the policies in Future Wales 

for increasing electric vehicle use (Policy 11 and 12). The level of provision can be discussed and 

agreed as part of any forthcoming planning application.  

3.6.5 Suitable car parking can therefore be provided on the site.  

Cycle Parking 

3.6.6 The SPG sets out the cycle parking standards but not specifically for private dwellings. All residential 

developments must be accessible by cycles and cycle storage must be a factor of dwelling design. 

3.6.7 As these are residential homes, there will be sufficient space provided for on-plot cycle storage at each 

dwelling. This may be in the form of a garage or garden shed.  
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4. TRIP GENERATION AND IMPACTS 

4.1 Introduction 

4.1.1 This section sets out the forecast trip generation of the potential development using the Trip Rate 

Information Computer System (TRICS v 7.7.4).  

4.1.2 The TRICS database predicts the likely numbers of arrivals and departures by utilising surveys of similar 

existing sites. Trip rates have been obtained and applied to establish the forecast trip generation 

during peak hours on a weekday and over a daily period. 

4.2 Potential Development Trip Generation 

4.2.1 The TRICS category ‘03 - RESIDENTIAL/A – HOUSES PRIVATELY OWNED’ has been selected to derive 

trip rates for the potential residential development for a robust worst case. The following parameters 

have been applied to the search criteria to obtain sites of a similar nature:  

• Located in England and Wales (excluding London) 

• Vehicle Surveys 

• Sites between 50 and 200 units 

• Suburban / Edge of Town Location 

• From 2010 onwards 

• Removal of Surveys of Sites with over 250,000 population within five miles 

• Removal of sites in areas with car ownership less than 1 vehicle per household 

• Manual Removal of sites in major towns and cities (not comparable) 

4.2.2 The application of these parameters resulted in identifying 19 comparable sites. The resultant vehicle 

trip rates, and vehicle trip generation based upon 81 potential dwellings are summarised in Table 4-1. 

The full TRICS report is included in Appendix D. 

Table 4-1: Potential Residential Use Peak Hour and Daily Vehicle Trip Rates and Trip Generation 
Time Period Trip Rates (per dwelling) Trip Generation (81 dwellings) 

Arrivals Departures Two-way Arrivals Departures Two-way 

AM Peak (08:00-09:00) 0.122 0.348 0.470 10 28 38 

PM Peak (17:00-18:00) 0.321 0.160 0.481 26 13 39 

12 Hours (07:00-19:00) 2.321 2.380 4.701 188 193 381 

4.2.3 Table 4-1 demonstrates that the potential development is forecast to generate 38 two-way vehicular 

movements during the AM (0800 – 0900) peak hour and 39 two-way movements during the PM (1700 

– 1800) network peak hour.  

4.2.4 Over a 12 hour period, the potential residential use is forecast to generate 381 two-way vehicle 

movements. 

4.3 Impacts 

4.3.1 The forecast of 38-39 additional vehicle movements on the network during the peak hours would 

equate to approximately one vehicle on the local highway network every 1-2 minutes. These 

movements would disperse in different directions, beyond Green Valley, which would minimise the 

impacts on the wider network.  

4.3.2 The access route is appropriate to accommodate this level of additional vehicle movements. As shown 

in Section 3.2 there is no evidence of an existing safety issue within the vicinity of the site access or 
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along the entire access route connecting to the site. As such, the vehicle movements generated would 

not have an unacceptable impact on highway safety.  

4.3.3 A single point of access from northwest of Green Valley would also be acceptable, as set out in Section 

3.5. This route already accommodates existing residential traffic without evidence of a safety issue and 

an additional movement every 1-2 minutes would not have a material impact on the operation of the 

route or road safety. A significantly higher level of development from a single access has also been 

accepted at Greenacre Drive.  

4.3.4 In addition, the site will be designed to encourage and aid residents who choose to work from home, 

in accordance with the aspirations of Welsh Government. This will assist in minimising the level of 

vehicle trips generated by the site.  

4.3.5 The access proposals are considered fit for purpose based on the likely level of vehicle movements and 

the site would not result in a material impact on capacity or an unacceptable impact on road safety. As 

such, there should be no transport reasons for opposing the allocation of the site for residential 

purposes.  
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5. SUMMARY AND CONCLUSIONS 

5.1 Summary 

5.1.1 Apex Transport Planning Ltd (‘Apex TP’) have produced a Transport Appraisal in relation to a potential 

residential development on Land at Penylan House, Pencoed.  

5.1.2 The report has been based on a potential development of the site for 81 dwellings. There is theoretical 

capacity for a higher density of development on the site, and the highway network does not preclude 

this, but a development of 81 dwellings is considered appropriate for this assessment based on the 

potential developable area in the concept masterplan. 

5.1.3 This report has been prepared to provide the necessary information for BCBC to consider the merits of 

the site in terms of location, connectivity, highway safety and the impact on the local highway 

network.  

5.1.4 The site is situated in a sustainable location and offers the potential for access by walking, cycling and 

public transport. The site benefits from being well connected to established active travel routes. There 

are open spaces, facilities, services, schools, and employment areas within suitable walking distances 

accessed via appropriate routes, reducing the need to travel by car.  In this regard, the site location is 

consistent with the sustainable transport policies in PPW11 (paras 4.1.10 – 4.1.17).  

5.1.5 The site also benefits from being well connected to public transport routes, which provide frequent 

services to key destinations. These are considered appropriate to enable commuting by public 

transport.  

5.1.6 Potential future residents would have a realistic choice of modes of travel for all journey purposes, 

which will assist in constraining the level of vehicle generation from the site and minimise the impact 

of the development.   

5.1.7 Obtained road safety data does not indicate an existing safety issue which would be exacerbated by 

the potential development. The obtained data does not show an accident issue on the key access 

route linking to the site or to the closest school, bus stops or local centre in Pencoed. 

5.1.8 Trip generation analysis shows that the potential residential use is forecast to generate a maximum of 

one vehicle on the local highway network every 1-2 minutes during the peak hours, on average. Due to 

the disbursement of vehicles on the network beyond Green Valley, this level of traffic generation 

would not have a material impact on the operation of the highway. 

5.1.9 In addition, the site will be designed to aid residents who choose to work from home, in accordance 

with the aspirations of Welsh Government. This will assist in minimising the level of vehicle trips 

generated by the site. Electric vehicle charging points will also be provided for each household in 

accordance with the policies in Future Wales for increasing electric vehicle use (Policies 11 and 12). 

This further promotes more sustainable travel to and from the site.   

5.1.10 Access to the site will be provided through an extension to Beechwood Grove at its far northwestern 

end. This can be achieved within the adopted highway or land within the applicant’s control. This will 

include amendments to the carriageway alignment, extensions to existing driveways and the 

implementation of new verges. This provides a safe and suitable access for all vehicle movements. The 

access will also incorporate a footway into the site providing a suitable pedestrian connection. This 

single point of access will be suitable and safe to serve the potential level of development.  
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5.2 Conclusions 

5.2.1 The site location will encourage and promote sustainable travel behaviour, attract residents who 

choose not to own a car or have low car ownership and is fully in accordance with transport policies in 

TAN18, PPW11, BCBC LDP and the Active Travel Act. 

5.2.2 The potential development would not have a material impact on road safety or on the operation or 

capacity of the highway network and no mitigation is considered to be required. 

5.2.3 Access can be appropriately provided onto the highway network.  

5.2.4 This report has robustly demonstrated that the site is appropriate for residential development in 

connectivity and access terms and suitable for inclusion as an allocated site in the Revised Local 

Development Plan. 
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Apex Transport Planning Ltd     Park Place     Cardiff Licence No: 502501

Calculation Reference: AUDIT-502501-210726-0713

TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use :  03 - RESIDENTIAL

Category :  A - HOUSES PRIVATELY OWNED

TOTAL VEHICLES

Selected regions and areas:

02 SOUTH EAST

ES EAST SUSSEX 2 days

HC HAMPSHIRE 1 days

HF HERTFORDSHIRE 1 days

KC KENT 1 days

SC SURREY 1 days

WS WEST SUSSEX 4 days

03 SOUTH WEST

DV DEVON 2 days

04 EAST ANGLIA

NF NORFOLK 2 days

06 WEST MIDLANDS

SH SHROPSHIRE 1 days

07 YORKSHIRE & NORTH LINCOLNSHIRE

NY NORTH YORKSHIRE 3 days

09 NORTH

DH DURHAM 1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:

This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range

are included in the trip rate calculation.

Parameter: No of Dwellings

Actual Range: 51 to 197 (units: )

Range Selected by User: 50 to 200 (units: )

Parking Spaces Range: All Surveys Included

Parking Spaces per Dwelling Range: All Surveys Included

Bedrooms per Dwelling Range: All Surveys Included

Percentage of dwellings privately owned: All Surveys Included

Public Transport Provision:

Selection by: Include all surveys

Date Range: 01/01/10 to 08/10/20

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are

included in the trip rate calculation.

Selected survey days:

Monday 3 days

Tuesday 3 days

Wednesday 3 days

Thursday 6 days

Friday 4 days

This data displays the number of selected surveys by day of the week.

Selected survey types:

Manual count 18 days

Directional ATC Count 1 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding

up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys

are undertaking using machines.

Selected Locations:

Suburban Area (PPS6 Out of Centre) 6

Edge of Town 13

This data displays the number of surveys per main location category within the selected set. The main location categories

consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and

Not Known.

Selected Location Sub Categories:

Residential Zone 18

No Sub Category 1
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This data displays the number of surveys per location sub-category within the selected set. The location sub-categories

consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,

Out of Town, High Street and No Sub Category.

Secondary Filtering selection:

Use Class:

C 3         19 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005

has been used for this purpose, which can be found within the Library module of TRICS®.

Population within 500m Range:

All Surveys Included

Population within 1 mile:

1,000 or Less 1 days

1,001  to 5,000 3 days

5,001  to 10,000 5 days

10,001 to 15,000 6 days

15,001 to 20,000 3 days

20,001 to 25,000 1 days

This data displays the number of selected surveys within stated 1-mile radii of population.

Population within 5 miles:

5,001   to 25,000 5 days

25,001  to 50,000 4 days

75,001  to 100,000 5 days

100,001 to 125,000 1 days

125,001 to 250,000 4 days

This data displays the number of selected surveys within stated 5-mile radii of population.

Car ownership within 5 miles:

1.1 to 1.5 18 days

1.6 to 2.0 1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,

within a radius of 5-miles of selected survey sites.

Travel Plan:

Yes 8 days

No 11 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,

and the number of surveys that were undertaken at sites without Travel Plans.

PTAL Rating:

No PTAL Present 19 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters

1 DH-03-A-03 SEMI-DETACHED & TERRACED DURHAM

PILGRIMS WAY

DURHAM

Edge of Town

Residential Zone

Total No of Dwellings:     5 7

Survey date: FRIDAY 19/10/18 Survey Type: MANUAL

2 DV-03-A-02 HOUSES & BUNGALOWS DEVON

MILLHEAD ROAD

HONITON

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total No of Dwellings:    1 1 6

Survey date: FRIDAY 25/09/15 Survey Type: MANUAL

3 DV-03-A-03 TERRACED & SEMI DETACHED DEVON

LOWER BRAND LANE

HONITON

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total No of Dwellings:     7 0

Survey date: MONDAY 28/09/15 Survey Type: MANUAL

4 ES-03-A-04 MIXED HOUSES & FLATS EAST SUSSEX

NEW LYDD ROAD

CAMBER

Edge of Town

Residential Zone

Total No of Dwellings:    1 3 4

Survey date: FRIDAY 15/07/16 Survey Type: MANUAL

5 ES-03-A-05 MIXED HOUSES & FLATS EAST SUSSEX

RATTLE ROAD

NEAR EASTBOURNE

STONE CROSS

Edge of Town

Residential Zone

Total No of Dwellings:     9 9

Survey date: WEDNESDAY 05/06/19 Survey Type: MANUAL

6 HC-03-A-23 HOUSES & FLATS HAMPSHIRE

CANADA WAY

LIPHOOK

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total No of Dwellings:     6 2

Survey date: TUESDAY 19/11/19 Survey Type: MANUAL

7 HF-03-A-03 MIXED HOUSES HERTFORDSHIRE

HARE STREET ROAD

BUNTINGFORD

Edge of Town

Residential Zone

Total No of Dwellings:    1 6 0

Survey date: MONDAY 08/07/19 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

8 KC-03-A-03 MIXED HOUSES & FLATS KENT

HYTHE ROAD

ASHFORD

WILLESBOROUGH

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total No of Dwellings:     5 1

Survey date: THURSDAY 14/07/16 Survey Type: MANUAL

9 NF-03-A-04 MIXED HOUSES NORFOLK

NORTH WALSHAM ROAD

NORTH WALSHAM

Edge of Town

Residential Zone

Total No of Dwellings:     7 0

Survey date: WEDNESDAY 18/09/19 Survey Type: MANUAL

10 NF-03-A-16 MIXED HOUSES & FLATS NORFOLK

NORWICH COMMON

WYMONDHAM

Edge of Town

Residential Zone

Total No of Dwellings:    1 3 8

Survey date: TUESDAY 20/10/15 Survey Type: DIRECTIONAL ATC COUNT

11 NY-03-A-06 BUNGALOWS & SEMI DET. NORTH YORKSHIRE

HORSEFAIR

BOROUGHBRIDGE

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total No of Dwellings:    1 1 5

Survey date: FRIDAY 14/10/11 Survey Type: MANUAL

12 NY-03-A-09 MIXED HOUSING NORTH YORKSHIRE

GRAMMAR SCHOOL LANE

NORTHALLERTON

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total No of Dwellings:     5 2

Survey date: MONDAY 16/09/13 Survey Type: MANUAL

13 NY-03-A-10 HOUSES AND FLATS NORTH YORKSHIRE

BOROUGHBRIDGE ROAD

RIPON

Edge of Town

No Sub Category

Total No of Dwellings:     7 1

Survey date: TUESDAY 17/09/13 Survey Type: MANUAL

14 SC-03-A-04 DETACHED & TERRACED SURREY

HIGH ROAD

BYFLEET

Edge of Town

Residential Zone

Total No of Dwellings:     7 1

Survey date: THURSDAY 23/01/14 Survey Type: MANUAL

15 SH-03-A-05 SEMI-DETACHED/TERRACED SHROPSHIRE

SANDCROFT

TELFORD

SUTTON HILL

Edge of Town

Residential Zone

Total No of Dwellings:     5 4

Survey date: THURSDAY 24/10/13 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

16 WS-03-A-04 MIXED HOUSES WEST SUSSEX

HILLS FARM LANE

HORSHAM

BROADBRIDGE HEATH

Edge of Town

Residential Zone

Total No of Dwellings:    1 5 1

Survey date: THURSDAY 11/12/14 Survey Type: MANUAL

17 WS-03-A-08 MIXED HOUSES WEST SUSSEX

ROUNDSTONE LANE

ANGMERING

Edge of Town

Residential Zone

Total No of Dwellings:    1 8 0

Survey date: THURSDAY 19/04/18 Survey Type: MANUAL

18 WS-03-A-09 MIXED HOUSES & FLATS WEST SUSSEX

LITTLEHAMPTON ROAD

WORTHING

WEST DURRINGTON

Edge of Town

Residential Zone

Total No of Dwellings:    1 9 7

Survey date: THURSDAY 05/07/18 Survey Type: MANUAL

19 WS-03-A-10 MIXED HOUSES WEST SUSSEX

TODDINGTON LANE

LITTLEHAMPTON

WICK

Edge of Town

Residential Zone

Total No of Dwellings:     7 9

Survey date: WEDNESDAY 07/11/18 Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a

unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the

week and date of each survey, and whether the survey was a manual classified count or an ATC count.

MANUALLY DESELECTED SITES

Site Ref Reason for Deselection

NF-03-A-02 not comparable location

SF-03-A-07 not comparable location
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

TOTAL VEHICLES

Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

19 101 0.073 19 101 0.299 19 101 0.37207:00 - 08:00

19 101 0.122 19 101 0.348 19 101 0.47008:00 - 09:00

19 101 0.169 19 101 0.182 19 101 0.35109:00 - 10:00

19 101 0.151 19 101 0.205 19 101 0.35610:00 - 11:00

19 101 0.149 19 101 0.161 19 101 0.31011:00 - 12:00

19 101 0.175 19 101 0.158 19 101 0.33312:00 - 13:00

19 101 0.185 19 101 0.169 19 101 0.35413:00 - 14:00

19 101 0.163 19 101 0.206 19 101 0.36914:00 - 15:00

19 101 0.261 19 101 0.168 19 101 0.42915:00 - 16:00

19 101 0.275 19 101 0.159 19 101 0.43416:00 - 17:00

19 101 0.321 19 101 0.160 19 101 0.48117:00 - 18:00

19 101 0.277 19 101 0.165 19 101 0.44218:00 - 19:00

19:00 - 20:00

20:00 - 21:00

21:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   2.321   2.380   4.701

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.

The survey data, graphs and all associated supporting information, contained within the TRICS Database are published

by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published

work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the

data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights

and other proprietary notices, and any disclaimer contained thereon.

The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.

[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary

Trip rate parameter range selected: 51 - 197 (units: )

Survey date date range: 01/01/10 - 08/10/20

Number of weekdays (Monday-Friday): 19

Number of Saturdays: 0

Number of Sundays: 0

Surveys automatically removed from selection: 3

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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SUMMARY 
P

u
rp

o
se

 • Wildwood Ecology was commissioned by Barton Wilmore (the client) to undertake a 
Preliminary Ecological Appraisal (PEA) of Land at Penylan House, Pencoed. 

• The site is the subject of a planning application to develop a new residential scheme consisting 
of approximately 81 dwellings. 

W
o

rk
 u

n
d

er
ta

ke
n

 

• A PEA was undertaken consisting of a field survey and a desk study in July 2021 following the 
Chartered Institute of Ecology and Environmental Management (CIEEM) Preliminary Ecological 
Appraisal (2013) guidelines and standard Phase 1 Habitat Survey protocol (JNCC, 2010). 

K
e

y 
is

su
es

 

• The development may result in impacts on wildlife and habitats affecting the following 
protected species: 

o Badger 

o Bats 

o Dormice 

o Great crested newt 

o Hedgehog 

o Reptiles 

• Himalayan balsam, a non-native invasive species, is prolific across the site. 
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Habitats 

• Root protection zones (RPZs) of the trees and hedgerow should be protected by Heras fencing 
during construction works. 

• Native species of flowering plants should be incorporated into the soft landscaping design to 
mitigate for the loss of neutral semi-improved grassland. 

Protected species: 

Bats 

• Bat transect surveys and static bat detector deployment should be conducted to ascertain 
species composition on the site and to identify the main flight paths. 

• Any trees with Potential Roost Features (PRFs) to be removed should be inspected aerially with 
an endoscope by a suitably qualified person prior to removal. 

Hazel dormouse 

• A hazel dormouse nest tube presence or likely absence survey is required. 

European otter 

• No surveys are required. 

• Precautionary Working Measures (PWMs)/Reasonable Avoidance Measures (RAMS) will be 
required to avoid killing/injury during the works.  

• Any open excavations that cannot be covered overnight should have a means of escape should 
an otter become entrapped, i.e. a plank of wood at a 30 degree angle. Fuel and other chemicals 
should be removed from site or locked away at night. 

Great crested newt 

• No surveys are required. 

• PWMs/RAMS will be required to avoid killing/injury during the works. 

Reptiles 

• A reptile presence or likely absence survey is required. 

Nesting birds 

• If habitats suitable for nesting birds are to be removed, then any vegetation clearance should 
take place outside of the bird nesting season. In the event that clearance work has to be 
undertaken during the nesting season (generally from 1st March until 31st August, although 
birds are known to nest outside of these dates in suitable conditions), a nesting bird check will 
be required and must be carried out by a suitably qualified person. Active nests should be 
protected by a suitable buffer, as directed by the ecologist, until the young have fledged, as 
confirmed by the ecologist. Where a Schedule 1 species (as defined in the Wildlife and 
Countryside Act - http://www.jncc.gov.uk/page-3614) is confirmed to be present, 
compensation for impacts, e.g., loss of nesting sites, should be devised and implemented. 

European badger 

• No surveys are required. 

• PWMs/RAMS will be required to avoid killing/injury during the works. 
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• Any open excavations that cannot be covered overnight should have a means of escape should 
a badger become entrapped, i.e. a plank of wood at a 30 degree angle. Fuel and other 
chemicals should be removed from site or locked away at night. 

West European Hedgehog 

• No surveys are required. 

• Gaps (13cm x13cm) should be left at the bases of all on-site fences/walls including site 
boundaries to allow passage of hedgehogs across the site. In addition, cautious working is 
advised to prevent killing or injury to this species. 

Invertebrates 

• No surveys are required. 

• Native species planting should be incorporated into the soft landscaping design, in line with 
the b-lines designation present on site. 

C
o

n
cl

u
si

o
n

s 

• The full ecological impacts of the proposed development cannot be fully assessed following 
the PEA survey alone and further survey work is required. 

• Providing that the recommendations outlined within this report are successfully implemented, 
it should be possible for the proposed development to proceed and for there to be no long-
term impacts upon the key protected species present at the site. 

• This ecological report will remain valid for a period of 18 months from the date of the last 
survey – i.e. until January 2023. 
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1 INTRODUCTION 

1.1 Wildwood Ecology were commissioned by Barton Wilmore (the client) to undertake a PEA of Land 

at Penylan House, Pencoed (the site) centred at grid reference SS 95823 82377. 

Site description 

1.2 The aerial image of the site (Figure 1) shows the site to consist of three fields, each bound by 

hedgerows. 

1.3 The wider landscape consists of residential housing with associated gardens and minor roads 

directly south, a parcel of woodland south-west, fields and hedgerows west, and a strip of 

woodland to the north. 

 

Figure 1 – Aerial image of the site (red line shows the site boundary). Image used under licence (©2021 Google. 
Imagery date 28/05/2020). 

Proposed development  

1.4 The site is the subject of a planning application to develop a new residential scheme consisting of 

approximately 81 dwellings. 

Purpose of this report 

1.5 The purpose of this report is to provide sufficient information for the local planning authority to 

fully assess the potential ecological impacts of the proposed development, or to identify what 

further information is required before a full assessment can be made.   

1.6 The result of the PEA has been used to inform whether further surveys are required, or to establish 

the need for, and extent of, any mitigation or compensation measures required as part of the 

proposed development. 
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2 METHODOLOGY 

Desk study 

2.1 A biodiversity desk study was undertaken in relation to the site in July 2021. The sources consulted 

and the type of information obtained are summarised in Table 1. 

Table 1 – Sources of biodiversity and ecological records. 

Source 
Information requested 

(search buffer from site centre/boundary) 

South East Wales Biodiversity Records Centre 
(SEWBReC) 

• Protected and priority species (2km) 

• Sites of local importance/designation (1km) 

Multi-Agency Geographic Information for the 
Countryside (MAGIC)1 

• International statutory designations (5km) 

• National statutory designations (2km) 

2.2 The search buffers are considered to be sufficient to cover the potential zone of influence (ZoI2) 

of the proposed development. 

2.3 The impact of the proposed development on the biological integrity of any nearby designated 

protected sites has been fully considered. 

2.4 No previous survey information was available for the site itself. 

Field survey 

2.5 A field survey was undertaken on 23 July 2021. 

2.6 All habitats present within the site with the potential to support rare, protected, or otherwise 

notable species of flora or fauna (together with any direct signs) were noted.  

2.7 In the context of this report, rare, protected, or otherwise notable species of flora or fauna were 

those considered to meet any of the following criteria: 

• Species protected by legislation (see Appendix V); 

• UK Post 2010 UK Biodiversity Framework priority species or Local Biodiversity Action 

Plan (LBAP) species; 

• Nationally rare or nationally scarce species; 

• Species of Conservation Concern (e.g. JNCC Red List, RSPB/BTO Red or Amber Lists). 

2.8 A PEA habitat map was drawn up incorporating target notes used to highlight features of particular 

ecological interest (see Appendix I). 

2.9 The Wildlife and Countryside Act (1981) as amended, makes it an offence to release or allow to 

escape into the wild any animal, plant or micro-organism not ordinarily resident in the UK (as listed 

in Schedule 9 of the Act). Plant species listed in Schedule 9 were searched for during the survey. 

Examples include species such as Japanese knotweed Fallopia japonica and Himalayan balsam 

Impatiens glandulifera. 

Surveyor information 

2.10 The PEA was undertaken by Becky Gibbs and Jenny O’Neill. See Table 2 for further information. 

 
1 http://magic.defra.gov.uk/MagicMap.aspx 
2 ZoI definition – ‘the areas/resources that may be affected by the biophysical changes caused by activities 
associated with a project’ (CIEEM, 2016). 
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Table 2 – Surveyor information. 

Surveyor Licences Ecological experience 

Becky Gibbs 
M.Sc., B.Sc. (Hons) 
Assistant Ecologist 

- 

Holds a 2:1 honours degree in Zoology and a Masters in 
Conservation and Biodiversity. Gained professional 
experience working with ecological consultancies since 
2018. Practiced in undertaking a range of protected species 
surveys including great crested newt, reptiles and bats. 

Jenny O’Neill 
B.Sc. (Hons) 

Assistant Ecologist 
- 

Holds a 2:1 honours degree in Ecology. Has field experience 
through academic and professional training. Experience in 
undertaking protected species surveys including reptiles, 
bats, and hazel dormouse from 3 years of seasonal work. 

Limitations and assumptions 

2.11 The desk study and field survey do not produce a comprehensive list of plants and animals as this 

is limited by factors that influence their presence (e.g. activity and dormancy periods). An 

assessment can however be made of the habitats within the survey area, their nature conservation 

importance, and suitability to support protected or priority species. 

2.12 No other limitations were encountered, or assumptions made during either the desk study or the 

field survey and it is considered that with the access gained and recording undertaken an accurate 

assessment of the site’s ecological importance has been made. 
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3 RESULTS 

Desk study 

Designated sites (statutory) 

3.1 There is one international statutory designation within 5km of the site and four national statutory 

designations within 2km (see Table 3). 

Designated sites (non-statutory) 

3.2 There sre six local non-statutory designations within 1km of the site (see Table 3). 

Table 3 – Summary of designated sites in range of the site. 

Site name Designation Description / key reason for designation 
Distance & 
direction 

B-Lines Local non-
statutory 

A series of networks designated for pollinators. Onsite 

Coed Iestyn Site of 
Interest for 
Nature 
Conservation 
(SINC) 

Wet heath/grassland mosaic. 66m west 

Hirwaun Common SINC Marsh/marshy grassland, broad-leaved semi-
natural woodland, semi-improved acid 
grassland, dense continuous bracken, bog 
bean, bog pimpernel, bog. 

136m north 

Nant Crymlyn SINC Marsh/marshy grassland, dense continuous 
bracken. 

584m north 

Bryngwenith and Ty-
Chwith 

SINC Marsh/marshy grassland, broad-leaved semi-
natural woodland, dense continuous bracken. 

833m west 

Brynau Gwynian SINC Marsh/marshy grassland, broad-leaved semi-
natural woodland, semi-improved neutral 
grassland, wet heath/acid grassland mosaic, 
sphagnum blanket bog. 

909m east 

Brynna A Wern Tarw Site of 
Special 
Scientific 
Interest 
(SSSI) 

Brynna a Wern Tarw is of special interest for its 
extensive area of mixed, species-rich lowland 
grassland, including significant areas of marshy 
and dry neutral grassland, and for the 
association of these habitats with others 
including broadleaved woodland and heath. 

1049m 
northeast 

Coed Y Mwstwr 
Woodlands 

SSSI A fine example of a mixed deciduous woodland 
on limestone with a rich, ungrazed ground 
flora. The wood has an added speleological 
interest with bats recorded as inhabiting the 
main cave system - a rare occurrence in Mid 
Glamorgan. 

1304m 
southwest 

Breigam Moor SSSI Breigam Moor is of special interest for its 
marshy grassland, most of which is base-
enriched, with an extensive area of fen-
meadow vegetation. 

3940m 
southeast 

Blackmill Woodlands Special Area 
of 
Conservation 
(SAC), SSSI 

Blackmill Woodlands is an example of old 
sessile oak woods at the southern extreme of 
the habitat’s range in Wales and contributes to 
representation of the habitat in Wales and in 
south-west England. 

4130m 
northwest 
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Priority and protected species 

3.3 Table 4 summarises the priority and protected species records found within the local area. 

Table 4 – Priority and protected species records found in the vicinity of the site. 

Protected & priority # of records (# species) 
Further information (from 

site) 
Groups Species Onsite <500m >500m 

Bats 

Common 
pipistrelle 

- - 7 
Closest record: foraging 
activity 531m (2016). Closest 
roost: 1127m (2009) 

Soprano pipistrelle - - 5 
Closest record: bat care call 
875m (2015) 

Unidentified 
pipistrelle 

- - 6 
Closest record: bat roost 
1127m (2009) 

Brown long-eared 
bat 

- - 6 
Closest record: bat roost 
1127m (2009) 

Unidentified long-
eared bat 

 - 2 Closest roost: 2194m (2005) 

Noctule - - 3 
Closest record: live sighting 
1127m (2009).  

Natterer’s bat - - 1 
Foraging record 1710m 
(2010) 

Lesser horseshoe 
bat 

- - 6 
Closest record: bat roost 
1642m (1988) 

Unidentified bat - - 10 
Closest record: bat care call 
712m (2007). Closest roost: 
938m (2008) 

TOTALS - - (-) 47 (6+)  

Mammals 

(excluding 
bats) 

European otter - - 6 
Closest record: field signs 
(spraint) 1136m (2020) 

European badger - 1 9 
Closest record: field signs 
374m (2018) 

Hazel dormouse - - 9 
Closest record: field signs 
(nest) 1204m (2020) 

West European 
hedgehog 

- 4 31 
Closest record: live sighting 
178m (2016) 

Other - - 7  
Species: water shrew, 
polecat, stoat and weasel 

TOTALS - 5 (2) 62 (8)  

Common frog - - 13 
Closest record: two 
individuals 750m (2019) 

Common toad - - 9 
Closest record: live sighting 
613m (2013) 

Great crested newt - - 2 
Closest record: eight 
individuals recorded 874m 
(1995) 
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Protected & priority # of records (# species) 
Further information (from 

site) 
Groups Species Onsite <500m >500m 

Palmate newt - - 5 
Closest record: five adults 
613m (2013) 

TOTALS - - 29 (4)  

Reptile 

Adder - - 9 
Closest record: bioblitz field 
record 1292m (2013) 

Common lizard - - 10 
Closest record: field record 
1239m (2020) 

Grass snake - 1 8 
Closest record: field record 
347m (2005) 

Slow worm - - 4 
Closest record: live sighting 
758m (2013)  

TOTALS - 1 (1) 31 (4)  

Birds 

Schedule 1 - - 82 (12) 

Species: common scoter, 
fieldfare, goshawk, 
greenshank, hen harrier, 
hobby, kingfisher, little 
ringed plover, red kite, 
redwing, scaup, western barn 
owl. 

Non-schedule 1 - 4 (4) 170 (29) 

Species (<500m): bullfinch, 
dunnock, herring gull and 
kestrel. 

Species (>500m): black-
headed gull, common reed 
bunting, common ringed 
plover, cuckoo, curlew, 
dunnock, Eurasian bullfinch, 
Eurasian skylark, European 
herring gull, golden plover, 
goldeneye, grasshopper 
warbler, hawfinch, house 
sparrow, kestrel, lapwing, 
lesser redpoll, lesser spotted 
woodpecker, linnet, nightjar, 
pintail, ring ouzel, song 
thrush, spotted flycatcher, 
starling, tree pipit, turtle 
dove, wood warbler, 
yellowhammer. 

Invertebrates Totals: - 2 (2) 57 (29) 

Species (<500m): small heath 
and grayling 

Species (>500m): autumnal 
rustic, blood-vein, brindled 
beauty, broom moth, brown-
banded carder bee, buff 
ermine, centre-barred sallow, 
cinnabar, dark-barred twin-
spot carpet, dot moth, dusky 
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Protected & priority # of records (# species) 
Further information (from 

site) 
Groups Species Onsite <500m >500m 

thorn, garden tiger, ghost 
moth, grass rivulet, grayling, 
green-brindled crescent, 
grizzled skipper, knot grass, 
lackey, latticed heath, marsh 
fritillary, pearl-bordered 
fritillary, sallow, shaded 
broad-bar, small heath, small 
pearl-bordered fritillary, 
small phoenix, wall and white 
ermine. 

Plants 
See further 
information 

- 2 (1) 30 (3) 
Species: bluebell (332m in 
2021), glandular eyebright, 
and three-lobed crowfoot. 

Fish 
See further 
information  

- - 5 (3) 
Species: Atlantic salmon, 
brown/sea trout, and 
European eel. 

Field survey 

Timing and conditions 

3.4 Prevailing weather conditions during the field survey are summarised within Table 5. 

Table 5 – Summary of weather conditions during the PEA. 

Date 

Weather conditions 

Temp [°C] 
Cloud cover 

[Oktas] 
Wind speed 

[Beaufort scale] 
Rain 

23/07/2021 24 3 2 Nil 

3.5 The distribution and extent of habitats observed within the site is illustrated in the PEA plan (see 

Appendix I). An accompanying species list (including scientific names) can be found in Appendix 

IV. 

3.6 The habitats present onsite are described in detail in Table 6 using the standard Phase 1 survey 

habitat classification hierarchical alphanumeric reference codes (JNCC, 2010). 

3.7 Please also refer to Table 6 for a list and description of the onsite target notes. The positions for 

these target notes are highlighted in the PEA plan in Appendix I. 

3.8 The site was classified according to the following habitat types: native species-rich hedge and 

trees, tall ruderal, scrub, semi-improved neutral grassland, marshy grassland and a building. 
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Table 6 – Habitats and linear features present onsite. 

Habitat type / Linear feature Species present Other observations 

J2.3.1 Native species-rich, hedge and 

trees 

The three fields are each bound by 

native species-rich hedgerows and 

scattered trees. Some areas are more 

managed than others, with the 

hedgerow height ranging from 1m to 

10m. 

Ash, black poplar, 

blackthorn, crab apple, 

hawthorn, hazel, holly, oak, 

rowan. 

Ground flora: bramble, 

broadleaved dock, broadleaf 

enchanters’ nightshade, 

cleavers, common nettle, 

field mint, foxglove, hedge 

bindweed, hedge nettle, 

Himalayan balsam, and ivy. 

• Stands of Himalayan balsam 

are present throughout the 

site (Target Note 1). 

• A number of mature trees 

comprise PRFs in the form 

of crevices in the trunk and 

dense ivy cover (Target note 

3 - 10). 

• Potential mammal tracks 

are present along the 

eastern most hedge (Target 

note 11). 

C3.1 Tall ruderal 

Areas of tall ruderal habitat are present 

between the grassland and the 

hedgerows. Sward height is more than 

60cm. 

Broadleaved dock, broadleaf 

plantain, cleavers, common 

knapweed, common nettle, 

creeping buttercup, creeping 

bent, cow parsley, field 

thistle, great burdock, hedge 

nettle, hedge bindweed, 

herb Robert, Himalayan 

balsam, meadowsweet, 

perennial rye grass, selfheal, 

ribwort plantain, white 

clover, and Yorkshire fog. 

• Stands of Himalayan balsam 

are present throughout the 

site (Target Note 1). 
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A2.1 Scrub (dense/continuous) 

Areas of dense and continuous scrub 

are present around the site boundary 

and between the grassland and 

hedgerows. In areas, the scrub reaches 

3m in height. 

Bracken, bramble, common 

knapweed, common nettle, 

hedge bindweed, Himalayan 

balsam, holly, and 

honeysuckle. 

• Stands of Himalayan balsam 

are present throughout the 

site (Target Note 1). 

 

B2.2 Neutral grassland (semi-improved) 

There are three fields of neutral 

grassland, with the central and 

westernmost field comprising some 

areas of marshy grassland in the north. 

The grassland is grazed by a small 

number of sheep and two horses at the 

time of the survey, with a sward height 

of more than 60cm. 

Bird's foot trefoil, bracken, 

broadleaf plantain, 

broadleaved dock, bull 

thistle, cock's foot, common 

burdock, common cat's ear, 

common fleabane, common 

knapweed, common mouse 

ear, common nettle, cow 

parsley, creeping buttercup, 

crested dog's tail, cut-leaved 

cranesbill, field mint, field 

thistle, hawk's beard, jointed 

rush, meadow fescue, 

meadowsweet, perennial 

rye grass, pineapple weed, 

ragwort, red clover, rough 

meadowgrass, selfheal, soft 

rush, sorrel, square-stalked 

St John's wort, timothy, 

white clover, willowherb sp., 

and Yorkshire fog. 

• Stands of Himalayan balsam 

are present throughout the 

site (Target Note 1). 

B5 Marsh/marshy grassland 

The two westernmost fields comprise 

small areas of marshy grassland in the 

north. 

Jointed rush, soft rush, 

willow. 

 

J3.6 Buildings 

An open-fronted metal corrugated 

stable is present in the north-western 

section of the easternmost field.  

 • No bats or signs of bats 

observed inside, although 

may be suitable as a feeding 

perch of brown long-eared 

and lesser horseshoe bats 

(Target note 2). 

J2.4 Fence 

A wire and post fence is present along 

the boundaries of the site. 

  

J2.5 Wall 

A stone wall is present beneath the 

northern hedgerow. 
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Invasive species 

3.9 Large and small stands of Himalayan balsam were identified across the site, particularly prolific in 

the easternmost field (see Target note 1 for location of stands). 

Onsite fauna 

3.10 The presence of the following species was observed or detected around the site during the survey: 

woodpigeon, jay, carrion crow, speckled wood butterfly, honeybee, wood pigeon, red-tailed 

bumblebee, seven spot ladybird, meadow brown butterfly, skipper sp., marmalade hoverfly, bush 

cricket, and grasshopper. 
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4 INTERPRETATION AND ASSESSMENT  

4.1 The proposed development will result in the loss of onsite habitats and disturbance to their 

associated features. This section concerns an assessment of ecological impacts resulting from the 

proposed development. 

4.2 The following interpretation and assessment is provided to ensure full compliance with legislation 

and planning policy (see Appendix V). 

Designated sites 

4.3 There are both statutory and non-statutory designated sites identified within the vicinity of the 

site (see Table 4). The closest statutory site is Brynna A Wern Tarw SSSI, located 1049m north-

east, and the closest non-statutory site is b-lines, present within the site boundary. 

4.4 Given the scale and type of the proposed development, and the lack of likely impacts beyond the 

site boundary, the nearby designated sites are sufficiently well separated so that no impacts on 

their designated features are anticipated as a result of the works. 

Priority and protected habitats 

4.5 The following priority habitats (as listed in Section 7 of the Environment (Wales) Act 2016) are 

present onsite: hedgerows. 

4.6 The hedgerows present on site are native species-rich and are therefore considered to be of local 

ecological importance. 

4.7 The proposed development seeks to maintain the hedgerows where possible, with one 140m 

section to be removed between the two westernmost fields. Please see Appendix II for the 

proposed development plan. 

4.8 The hedgerows to be maintained will need to have a sufficient buffer to protect the root zones, 

and no light spill from the development to maintain the hedgerows as dark commuting and 

foraging routes for nocturnal species, such as bats, dormice, badgers and hedgehogs. 

Non-priority habitats 

4.9 The semi-improved grassland is grazed by a small number of sheep and horses and supports 

common widespread plant species. This habitat provides a foraging source for onsite fauna and 

continues beyond the site boundary to the north, east and west of the site. The semi-improved 

neutral grassland is a common local resource and is therefore considered to be no more than of 

site ecological importance. 

4.10 The scrub present on site is dense and continuous in areas, however, only covers a relatively small 

proportion of the site and is limited to the margins. Most of the scrub is comprised of bramble, 

with holly and hawthorn present in some areas. Scrub contributes to the structural diversity at the 

site and provides foraging/ shelter resource. However, it is a common habitat in the surrounding 

landscape and is therefore considered to be no more than of site ecological importance.  

4.11 The open-fronted metal corrugated building present on site is considered to be of negligible 

ecological importance, although its importance to bats is discussed below.   

Priority and protected species 

4.12 The following priority species (as listed in Section 7 of the Environment (Wales) Act 2016) are 

present or likely to be present onsite:  
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Bats 

4.13 The local records search returned a total of 47 records of at least six bat species in the vicinity of 

the site (see Table 5). Species include common pipistrelle, soprano pipistrelle, brown long-eared, 

noctule, Natterer’s bat, and lesser horseshoe. 

4.14 All UK bat species are light-averse, with some species such as brown long-eared, lesser horseshoe, 

and Myotis bats especially so. The site comprises a series of native species-rich hedgerows and 

trees which are likely to be used as dark flight paths, and therefore of high importance to 

commuting and foraging bats. 

4.15 A number of large mature trees, species of which include ash, hazel and oak, comprise a number 

of PRFs, including crevices in the trunks and branches and dense ivy cover.  

4.16 An open fronted metal corrugated stable is present in the easternmost field. No bats or signs of 

bats were observed within the building, but it does have suitability as a feeding perch for species 

such as brown long eared bat and lesser horseshoe. 

4.17 In the absence of mitigation, there may be a negative impact on bat species as a result of the 

proposed development. 

Hazel dormouse 

4.18 The local records search returned nine records of hazel dormouse in the vicinity of the site (see 

Table 5). The nearest record is for an unoccupied nest 1204m from the site in 2020. 

4.19 The site comprises a series of native species-rich hedgerows with known food-sources such as 

hazel, and are therefore suitable to support foraging, commuting and nesting dormice. The 

hedgerows connect to an area of broadleaved woodland directly south of the westernmost field. 

4.20 The scrub present across the site comprises known dormouse food sources (bramble) and nesting 

material (honeysuckle) and is therefore suitable to support foraging and nesting dormice. 

4.21 In the absence of mitigation, there will be a negative impact on hazel dormouse as a result of the 

proposed development. 

European otter 

4.22 The local records search returned six records of European otter in the vicinity of the site (see Table 

5). The closest record is for field signs (spraint) 1136m from the site in 2020. 

4.23 No signs of otter or holts were observed on site during the survey. 

4.24 Whilst there are no waterbodies suitable to support breeding and foraging otters within the site 

boundary, the habitats on site may provide foraging, commuting and resting up opportunities. 

4.25 The nearest waterbodies are ditches 100m west of the site and the Nant Heol y Geifr 150m south-

west, which runs through an area of broadleaved woodland, directly south of the westernmost 

field. 

4.26 In the absence of mitigation, there may be a negative impact on European otter as a result of the 

proposed development. 

Great crested newt 

4.27 The local records search returned two records of great crested newt in the vicinity of the site (see 

Table 5). The closest record is for eight individuals recorded 874m from the site in 1995. 
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4.28 Whilst there are no waterbodies suitable to support breeding great crested newt on site, ditches 

are present 100m west of the site which may support great crested newt.  

4.29 The tall ruderal and grassland habitats present on site are suitable to support commuting and 

foraging great crested newts in the terrestrial phase of their lifecycle. 

4.30 In the absence of mitigation, there may be a negative impact on great crested newt as a result of 

the proposed development. 

Reptiles 

4.31 The local records search returned 32 records of four reptile species in the vicinity of the site (see 

Table 5). Species include adder, common lizard, grass snake and slow worm. The closest record is 

for grass snake 347m from the site in 2005. 

4.32 The mosaic of grassland, tall ruderal and scrub habitats present on site is likely to be of high 

importance to breeding, foraging and commuting reptiles. 

4.33 A fallen trunk creating a log pile was identified (Target note 5) along the hedgerow in the central 

field, which may act as a hibernaculum. 

4.34 In the absence of mitigation, there will be a negative impact on reptiles as a result of the proposed 

development. 

Nesting birds 

4.35 The local records search returned a number of bird records in the vicinity of the site, including 

some Schedule 1 designated species (see Table 5). In addition, several bird species were 

encountered onsite during the PEA. 

4.36 A total of 82 records of 12 Schedule 1 bird species over 500m from the site was returned. Species 

include common scoter, fieldfare, goshawk, greenshank, hen harrier, hobby, kingfisher, little 

ringed plover, red kite, redwing, scaup and western barn owl. 

4.37 No signs of Schedule 1 bird species were identified on site during the survey. The habitats present 

on site are not deemed suitable to support nesting sites of Schedule 1 bird species. 

4.38 An open fronted metal corrugated stable is present in the south-west section of the easternmost 

field. No signs of barn owl were observed and the structure is not suitable to support nesting barn 

owls due to a lack of ledges and the single storey height. 

4.39 Species observed during the PEA survey include woodpigeon, carrion crow and jay. No signs of 

nests were observed on site. 

4.40 The site has high suitability to support small passerine nesting bird species, with dense continuous 

scrub, hedgerows and large trees with ivy cover providing suitable nesting spots. 

4.41 In the absence of mitigation, there will be a negative impact on nesting birds as a result of the 

proposed development. 

European badger 

4.42 The local records search returned 10 records of European badger in the vicinity of the site (see 

Table 5). The closest record was field signs observed 374m from the site in 2018. 

4.43 No badgers or signs of badgers (e.g. latrines, snuffle holes, digging, hair, setts) were identified 

during the survey. 
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4.44 The site comprises suitable grassland habitat to support foraging badgers, and the scrub and 

hedgerows may act as dark corridors for commuting. 

4.45 An area of broadleaved woodland is present directly south of the westernmost field which may 

support badger setts. 

4.46 In the absence of mitigation, there may be a negative impact on European badger as a result of 

the proposed development. 

West European hedgehog 

4.47 The local records search returned 34 records of West European hedgehog in the vicinity of the site 

(see Table 5). The closest record is a live sighting 178m from the site in 2016. 

4.48 No signs of hedgehog (scat) were observed during the survey. However, the site comprises 

suitable habitat in the form of grassland and scrub to support foraging, commuting and nesting 

hedgehogs. 

4.49 In the absence of mitigation, there may be a negative impact on West European hedgehog as a 

result of the proposed development. 

Invertebrates 

4.50 The local records search returned 59 records of 29 invertebrate species in the vicinity of the site 

(see Table 5). 

4.51 The grassland is relatively species-rich with flowering plants suitable to support a number of 

pollinating insects. 

4.52 A number of invertebrate species was observed during the survey including speckled wood, 

skipper sp., meadow brown, marmalade hoverfly, honeybee, bush cricket and grasshopper sp. 

4.53 No signs of devil’s bit scabious (food plant of the marsh fritillary butterfly) were identified on site. 

4.54 In the absence of mitigation, there will be a negative impact on invertebrate species as a result of 

the proposed development. 

Invasive species 

4.55 There are several stands of Himalayan balsam onsite. These are examples of invasive plant species 

included in Schedule 9 of the Wildlife and Countryside Act (1981), as amended. 

4.56 The Himalayan balsam is prolific across the entire site, with the densest areas located in the 

easternmost field. 

4.57 It is an offence to deliberately cause the spread of invasive non-native species, therefore a 

specialist contractor should be used to eradicate Himalayan balsam appropriately.  

Impacts of proposed development 

4.58 Table 7 summarises the impacts of the proposed development on protected species that are or 

may be present onsite. 

Table 7 – Indicative potential impacts of the proposed development affecting onsite protected species. 

Species Negative impact* (plus scale and nature of impact) 

Bats 
There is the potential for direct injury/killing during tree removal (those 

identified with PRFs), triggering legislation 

940



Barton Wilmore Land at Penylan House, Pencoed 
WWE21155 PEA REV A Final Preliminary Ecological Appraisal Report 
 

 

Page 15 
 

Species Negative impact* (plus scale and nature of impact) 

Medium negative impact through loss of foraging and commuting habitat 

as well as loss of roosting features in trees.  

Potential for light disturbance from introduced unmitigated lighting from 

the development. 

Hazel dormouse 

Potential for direct killing/injury during habitat removal works, triggering 

legislation. 

Medium negative impact through loss of suitable foraging, commuting, 

nesting and breeding habitat. 

Potential for light disturbance from introduced unmitigated lighting from 

the development. 

European otter 

Potential for direct killing/injury during construction works, triggering 

legislation. 

Medium negative impact through the loss of suitable foraging and 

commuting habitat.  

Potential for light disturbance from introduced unmitigated lighting from 

the development. 

Great crested newt 

Potential for direct killing/injury during habitat removal, triggering 

legislation. 

Medium negative impact through removal of suitable foraging, 

commuting, and resting habitats.  

Reptiles 

Potential for direct killing/injury during habitat removal, triggering 

legislation. 

Medium negative impact through removal of suitable foraging, 

commuting, and resting habitats.  

Nesting birds 

Potential for killing/injury and/or nest disturbance during habitat removal, 

triggering legislation. 

Medium negative impact through the loss of suitable foraging and nesting 

habitat.  

European badger 

Potential for direct killing/injury during construction works, triggering 

legislation. 

Medium negative impact through loss of suitable foraging and commuting 

habitat. 

Potential for light disturbance from introduced unmitigated lighting from 

the development. 

West European hedgehog 

Potential for direct killing/injury during construction works, triggering 

legislation. 

Potential for light disturbance from introduced unmitigated lighting from 

the development. 

Invertebrates 
Medium negative impact through loss of food plants and habitat for a 

number of pollinating and other invertebrate species. 
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Species Negative impact* (plus scale and nature of impact) 

Potential for light disturbance of night-flying species from introduced 

unmitigated lighting from the development. 

*Ultimate assessment of the scale and nature of impacts is dependent upon on final design of 
proposed development and exact habitats affected. 
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5 CONCLUSIONS AND RECOMMENDATIONS 

5.1 Wildwood Ecology was commissioned to undertake a PEA of Land at Penylan House, Pencoed. 

5.2 The site is the subject of a planning application to develop a new residential scheme consisting of 

approximately 81 dwellings. 

Designated sites 

5.3 Designated sites in the vicinity of the site (see Table 4) are sufficiently well separated so that no 

impacts on their designated features are anticipated as a result of the proposed development. 

Mitigation measures therefore will not be required. 

Habitats 

5.4 Root protection zones (RPZs) of the trees and hedgerow should be protected by Heras fencing 

during construction works. 

5.5 Native species of flowering plants should be incorporated into the soft landscaping design to 

mitigate for the loss of neutral semi-improved grassland. 

Protected species 

5.6 Recommendations regarding protected species are shown in Table 8.  

Table 8 – Recommendations. 

Species Recommendations 

Bats 

Bat transect surveys and static bat detector deployment should be conducted 

to ascertain species composition on the site and to identify the main flight 

paths. 

Any trees with PRFs to be removed should be inspected aerially with an 

endoscope by a suitably qualified person prior to removal. 

Hazel dormouse A hazel dormouse nest tube presence or likely absence survey is required. 

European otter 

No further surveys required. 
Precautionary working measures (PWMs)/reasonable avoidance measures 

(RAMS) will be required to avoid killing/injury during the works.  
Any open excavations that cannot be covered overnight should have a means 

of escape should an otter become entrapped, i.e. a plank of wood at a 30 
degree angle. Fuel and other chemicals should also be removed from site or 

locked away at night. 

Great crested newt 
No further surveys required. 

Precautionary working measures (PWMs)/reasonable avoidance measures 
(RAMS) will be required to avoid killing/injury during the works. 

Reptiles A reptile presence or likely absence survey is required. 

Nesting birds 

If habitats suitable for nesting birds are to be removed, then any vegetation 
clearance will take place outside of the bird nesting season. In the event that 
clearance work has to be undertaken during the nesting season (generally from 
1st March until 31st August, although birds are known to nest outside of these 
dates in suitable conditions), a breeding bird survey will be required and must 
be carried out by a suitably qualified person. Any active nests identified should 
be protected until the young have fledged. Where a Schedule 1 species (as 
defined in the Wildlife and Countryside Act - http://www.jncc.gov.uk/page-
3614 is involved, compensation for impacts, e.g., loss of nesting sites, should 
be devised and implemented. 

European badger No further surveys required. 
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Precautionary working measures (PWMs)/reasonable avoidance measures 
(RAMS) will be required to avoid killing/injury during the works. 

Any open excavations that cannot be covered overnight should have a means 
of escape should an otter become entrapped, i.e. a plank of wood at a 30 

degree angle. Fuel and other chemicals should also be removed from site or 
locked away at night. 

West European hedgehog 

No further surveys required. 
Gaps (13cm x13cm) should be left at the bases of all on-site fences/walls 
including site boundaries to allow passage of hedgehogs across the site. In 
addition, cautious working is advised to prevent killing or injury to this species. 

Invertebrates 
No further surveys required. 

Native species planting should be incorporated into the soft landscaping 
design, in line with the b-lines designation present on site. 

Biodiversity enhancement 

5.7 Local Authorities have a duty (known as the ‘Biodiversity and resilience of ecosystems duty’) under 

the Environment (Wales) Act 2016 to seek to maintain and enhance biodiversity in the exercise of 

their functions. 

5.8 Where possible the existing onsite habitat will be retained to ensure that habitats and species that 

rely on them are not adversely affected by the development. Native species of local provenance 

should be used for any new planting on the site to support The Action Plan for Pollinators in Wales, 

2013 (http://gov.wales/docs/desh/publications/130723pollinator-action-plan-en.pdf). 

5.9 Bird nesting boxes and bat roosting boxes should be incorporated within the proposed building 

and boundary features. A range of types should be used in order to provide opportunities for a 

number of species.  The following designms are recommended: 

• Bats - 

http://www.nhbs.com/habibat_bat_box___custom_brick_facing_tefno_183578.html 

(or similar)  

• House sparrow - 

http://www.nhbs.com/1sp_schwegler_sparrow_terrace_tefno_174850.html (or 

similar) 

• Starling - http://www.nhbs.com/3s_schwegler_starling_nest_box_tefno_177925.html 

(or similar) 

• General open fronted - 

http://www.nhbs.com/2hw_schwegler_nest_box_tefno_177926.html (or similar; 

suitable for redstart, thrushes, flycatchers). 

Overall conclusion 

5.10 The full ecological impacts of the proposed development cannot be fully assessed following the 

PEA survey alone and further survey work is required. 

5.11 Providing that the recommendations outlined within this report are successfully implemented, it 

should be possible for the proposed development to proceed and for there to be no long-term 

impacts upon the key protected species present at the site. 
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This ecological report will remain valid for a period of 18 months from the date of the last survey - i.e. 

until January 2023. Further surveys may be required to update the site information if planning is not 

obtained or works do not commence within this time period.  
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 PEA PLAN 
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 PROPOSED DEVELOPMENT PLAN 
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 SPECIES LIST 

To be submitted to the appropriate Local Records Centre 
 

Site Name: Land at Penylan House, Pencoed Provided by: Wildwood Ecology Ltd 

Grid ref: SS 95823 82377 Verified by: Becky Gibbs 

 

Common name 
Scientific Name 

(if known) 
Number Comment 

Woodpiegon    

Carrion crow    

Eurasian Jay    

Speckled wood    

Meadow brown    

Marmalade hoverfly    

Honeybee    

Skipper sp.    

Bush cricket    

Grasshopper sp.    
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 PLANNING POLICY AND LEGISLATION 

The following local and national planning policy and both primary and European legislation relating to 

nature conservation and biodiversity status are considered of relevance to the current proposal. 

Planning and biodiversity 

Local Authorities have a requirement to consider biodiversity and geological conservation issues when 

determining planning applications under the following planning policies. 

Planning Policy Wales (2021) and Technical Advice Note 5 (2009) 

Planning Policy Wales (Edition 11, December 2021) sets out the land use planning policies of the Welsh 

Government, integrating with the Environment (Wales) Act (2016). The advice contained within 

Planning Policy Wales (PPW) is supplemented for some subjects by Technical Advice Notes (TANs). 

TAN 5 (Welsh Government, 2009) specifically provides advice about how the land use planning system 

should contribute to protecting and enhancing biodiversity and geological conservation. The TAN 

provides advice for local planning authorities on the key principles of positive planning for nature 

conservation; nature conservation and Local Development Plans; nature conservation in development 

management procedures; development affecting protected internationally and nationally designated 

sites and habitats; and development affecting protected and priority habitats and species. 

Under Section 2.4 within the TAN 5, ‘when deciding planning applications that may affect nature 

conservation local planning authorities should’: 

• Pay particular attention to the principles of sustainable development, including respect for 

environmental limits, applying the precautionary principle, using scientific knowledge to aid 

decision making and taking account of the full range of costs and benefits in a long term 

perspective; 

• Contribute to the protection and improvement of the environment, so as to improve the 

quality of life and protect local and global ecosystems, seeking to avoid irreversible harmful 

effects on the natural environment; 

• Promote the conservation and enhancement of statutorily designated areas and undeveloped 

coast; 

• Ensure that appropriate weight is attached to designated sites of international, national and 

local importance; 

• Protect wildlife and natural features in the wider environment, with appropriate weight 

attached to priority habitats and species in Biodiversity Action Plans; 

• Ensure that all material considerations are taken into account and decisions are informed by 

adequate information about the potential effects of development on nature conservation; 

• Ensure that the range and population of protected species is sustained; 

• Adopt a step-wise approach to avoid harm to nature conservation, minimise unavoidable harm 

by mitigation measures, offset residual harm by compensation measures and look for new 

opportunities to enhance nature conservation; where there may be significant harmful effects 

local planning authorities will need to be satisfied that any reasonable alternative sites that 

would result in less or no harm have been fully considered; 
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Legislation and biodiversity 

Certain species of animals and plants found in the wild in the UK are legally protected from being 

harmed or disturbed. These species are listed in the Wildlife and Countryside Act 1981 (as amended) 

or are named as European Protected Species (EPS) in the Conservation of Habitats and Species 

Regulations 2017 (as amended). These two main pieces of legislation have been consulted when 

writing this report and are therefore described in detail within this section.  

Other relevant legislation and policy documents that have been consulted include – The Environment 
(Wales) Act 2016; The Countryside and Rights of Way Act 2000; The Hedgerow Regulations 1997; 
Biodiversity Action Plans, both UK-wide (UKBAP) and Local plans (LBAPs), and The National Planning 
Policy Framework (NPPF). 
There is also legislation that legally protects certain animals - for example, the Protection of Badgers 

Act (1992) protects badgers and their setts, and the Deer Act (1991) places restrictions on actions that 

can be taken against deer species. 

Environment (Wales) Act 2016 

Section 6 of the Act places a duty on public authorities to ‘seek to maintain and enhance biodiversity’ 

so far as it is consistent with the proper exercise of those functions. In so doing, public authorities 

must also seek to ‘promote the resilience of ecosystems’. The duty replaces the section 40 duty in the 

Natural Environment and Rural Communities Act 2006 (NERC Act 2006), in relation to Wales, and 

applies to those authorities that fell within the previous duty.  

Public authorities will be required to report on the actions they are taking to improve biodiversity and 

promote ecosystem resilience.  

Section 7 replaces the duty in section 42 of the NERC Act 2006. The Welsh Ministers will publish, 

review and revise lists of living organisms and types of habitat in Wales, which they consider are of 

key significance to sustain and improve biodiversity in relation to Wales.  

The Welsh Ministers must also take all reasonable steps to maintain and enhance the living organisms 

and types of habitat included in any list published under this section, and encourage others to take 

such steps. 

Wildlife & Countryside Act 1981 (as amended) 

The Wildlife & Countryside Act 1981 (as amended) [WCA] is the primary legislation for England and 

Wales for the protection of flora, fauna and the countryside. Part I within the Act deals with the 

protection of wildlife. 

Most European Protected Species offences are now covered under the Conservation of Habitats and 

Species Regulations (as amended) (see below), but some ‘intentional’ acts are still covered under the 

WCA, such as obstructing access to a bat roost. 

The WCA prohibits the release to the wild of non-native animal species listed on Schedule 9 (e.g. Signal 

Crayfish and American Mink).  It also prohibits planting in the wild of plants listed in Schedule 9 (e.g. 

Japanese Knotweed and Rhododendron ponticum) or otherwise deliberately causing them to grow in 

the wild.  This is to prevent the release of invasive non-native species that could threaten our native 

wildlife. 

The provisions relating to animals in the Act only apply to 'wild animals'; these are defined as those 

that are living wild or were living wild before being captured or killed. It does not apply to captive bred 

animals being held in captivity. 
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There are 'defences' provided by the WCA.  These are cases where acts that would otherwise be 

prohibited by the legislation are permitted, such as the incidental result of a lawful operation which 

could not be reasonable avoided, or actions within the living areas of a dwelling house. 

Licensing: certain prohibited actions under the Wildlife and Countryside Act may be undertaken under 

licence by the proper authority.  For example, scientific study that requires capturing or disturbing 

protected animals can be allowed by obtaining a licence – e.g. bat surveys. 

Conservation of Habitats and Species Regulations 2017 (as amended) 

The Conservation of Habitats and Species Regulations 2017 (as amended)(which are the principal 

means by which the EC Habitats Directive is transposed in England and Wales) update the legislation 

and consolidate all the many amendments which have been made to the Regulations since they were 

first made in 1994. 

These regulations provide for the: 

• protection of European Protected Species [EPS] (animals and plants listed in Annex IV Habitats 

Directive which are resident in the wild in Great Britain) including bats, dormice, great crested 

newts, and otters; 

• designation and protection of domestic and European Sites - e.g. Site of Special Scientific 

Interest [SSSI] and Special Area of Conservation [SAC]; and 

• adaptation of planning controls for the protection of such sites and species. 

Public bodies (including the Local Planning Authority) have a duty to have regard to the requirements 

of the Habitats Directive in exercising their function – i.e. when determining a planning application. 

There is no defence that an act was the incidental and unavoidable result of a lawful activity. 

Licensing: it is possible for actions which would otherwise be an offence under the Regulations to be 

undertaken under licence issued by the proper authority.  For example, where a European Protected 

Species has been identified and the development risks deliberately affecting an EPS, then a 

‘development licence’ may be required. 

 

Species protection 

The following protected species information is relevant to this report.  Legislation is only discussed in 

relation to planning and development; other offences may exist. 

Amphibians 

The common frog, common toad, common newt, and palmate newt receive limited protection under 

the Wildlife and Countryside Act 1981 (as amended), making it illegal to sell or trade them. 

The Great Crested Newt and Natterjack Toad are fully protected under the Conservation of Habitats 

and Species Regulations 2017 (as amended) as European Protected Species. It is illegal to: 

• Deliberately capture, injure, kill, or disturb either species, 

• Intentionally or recklessly obstruct access to any structure/place used for shelter or protection, 

or 

• Damage or destroy a breeding site or resting place. 
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Badger 

Badgers are protected in the UK under the Protection of Badgers Act 1992.  Under the act it is an 

offence to: 

• Wilfully kill, injure, take, possess or cruelly ill-treat3 a Badger, or attempt to do so; 

• To intentionally or recklessly interfere with a sett4 (this includes disturbing Badgers whilst they 

are occupying a sett, as well as damaging or destroying a sett or obstructing access to it). 

The legislation aims to protect the species from persecution, rather than being a response to an 

unfavourable conservation status, as the species is in fact common over most of Britain; it is not 

intended to prevent properly authorised development. 

Bats 

All British bats are classed as European Protected Species and therefore receive protection under the 

Conservation of Habitats and Species Regulations 2017 (as amended), making it an offence inter alia 

to: 

• Deliberately kill, injure or capture a bat; 

• Deliberately disturb bats; 

• Damage or destroy a breeding site or resting place of a bat. 

In addition, all British bats are also listed under Schedule 5 of the Wildlife and Countryside Act 1981 

(as amended) which contains further provisions making it an offence to intentionally or recklessly: 

• Obstruct access to any structure or place which any bat uses for shelter or protection; or 

• Disturb any bat while occupying a structure or place which it uses for that purpose. 

If proposed development work is likely to destroy or disturb bats or their roosts, then a licence will 

need to be obtained from Natural England, which would be subject to appropriate measures to 

safeguard bats. 

Birds 

In the UK, the provisions of the Birds Directive are implemented through the Wildlife & Countryside 

Act 1981 (as amended), the Conservation of Habitats and Species Regulations 2017 (as amended). All 

wild birds, their nests and eggs are protected it an offence to: 

• kill, injure, or take any wild bird; 

• take, damage or destroy the nest of any such bird whilst it is in use or being built; or 

• take or destroying an egg of any such wild bird. 

The law covers all species of wild birds including common, pest or opportunistic species. 

Special protection against disturbance during the breeding season is also afforded to those species 

listed on Schedule 1 of the Act. 

 
3 The intentional elimination of sufficient foraging area to support a known social group of Badgers may, in 
certain circumstances, be construed as an offence by constituting “cruel ill treatment” of a Badger 
4 A sett is defined as “any structure or place which displays signs indicating current use by a Badger”. Advice 
issued by Natural England (June 2009) is that a sett is protected as long as such signs remain present, which in 
practice could potentially be for some time after the last actual occupation by Badger. 
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Dormice 

The common dormouse is classed as a European Protected Species and therefore receive protection 

under the Conservation of Habitats and Species Regulations 2017 (as amended), making it an offence 

inter alia to: 

• Deliberately capture, injure, or kill a dormouse; 

• Deliberately disturb dormice; 

• Damage or destroy a breeding site or resting place of a dormouse. 

In addition, the dormouse is listed under Schedule 5 of the Wildlife and Countryside Act 1981 (as 

amended) which contains further provisions making it an offence to intentionally or recklessly: 

• Obstruct access to any structure or place which a dormouse uses for shelter or protection; or 

• Disturb a dormouse while occupying a structure or place which it uses for that shelter or 

protection. 

Otters 

The European Otter, Lutra lutra is a European Protected Species and therefore receive protection 

under the Conservation of Habitats and Species Regulations 2017 (as amended), making it an offence 

inter alia to: 

• deliberately capture, injure or kill any wild otter; 

• deliberately disturb wild otters; 

• damage or destroy a breeding site or resting place of an otter. 

In addition, the otter is listed under Schedule 5 of the Wildlife and Countryside Act 1981 (as amended) 

which contains further provisions making it an offence to intentionally or recklessly: 

• disturbs an otter while it is occupying a structure or place which it uses for shelter or 

protection; or 

• obstructs access to such a place. 

If proposed development work is likely to destroy or disturb otters or their resting places, then a 

licence will need to be obtained from Natural Resource Wales, which would be subject to appropriate 

measures to safeguard otters. 

Reptiles 

Adders, slow worms, grass snakes and common lizards are protected against killing and injuring under 

Schedule 9 of the Wildlife and Countryside Act 1981 (as amended). This legislation makes it illegal to 

intentionally kill or injure a common reptile. As a result, reptiles must be removed from areas of 

development and relocated onto suitable release sites before any site works can commence. 

Smooth snakes and sand lizards are European Protected Species under schedule 5 of the Wildlife and 

Countryside Act 1981 (as amended) and Schedule 2 of the Conservation of Habitats and Species 

Regulations 2017 (as amended). This makes it illegal to carry out the following activities: 

• Deliberately or recklessly disturb, capture or kill these animals; 

• Deliberately or recklessly take or destroy eggs of these animals; 

• Damage or destroy a breeding site or resting place of such a wild animal; or 

Keep, transport, sell or exchange, or offer for sale or exchange, any live or dead animal, or any part 

of, or anything derived from such a wild animal. 
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LDP Rep: 219 

Representor Name: Nick Heard 

Organisation (if applicable): Savillas (on behalf of Bridgend College) 

Type of Representor: Developer 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

219 
 

2: Do you have any comments to make on the growth strategy? 

ID  

219 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

219 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

219 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

219 
 

6: Do you have any comments to make on the employment strategy? 

ID  

219 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

219 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

219 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  

969



219 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

219 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

219 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

219 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

219 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Bridgend College is the owner and promoter of the Land East of Pencoed, proposed 
for allocation as the Pencoed Sustainable Growth Area in the deposit plan under 

policy PLA4. Bridgend College has worked proactively with BCBC having provided a 
package of technical documentation to demonstrate that the site is deliverable, 

sustainable, and viable. Likewise, Bridgend College has provided further supporting 
information with regards to the capacity of the site, the timescales for delivery, and 
how it aligns with the housing trajectory for BCBC. Bridgend College supports the 
proposed allocation of Land East of Pencoed within the revised LDP deposit and 
wishes to work with BCBC to provide support to the submission and examination 

process to cement the allocations within the adopted version of the LDP. To that end, 
support, comments and suggested revisions are set out to ensure that the allocations 
are robust and can be delivered in an effective manner, and without tension with other 
polices within the plan or with national policy or guidance. Comments and suggestions 
are set out on the policies that specifically allocate the sites and the policies that will 

be relevant to any planning applications on the sites in the future.  Please see 
additional information submitted. 

219 
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Replacement Local 

Development Plan (LDP) 
 

 

 

The consultation starts on: 01/06/2021 

 

and will end on: 27/07/2021 

 

 

 

For further information please visit 

www.bridgend.gov.uk/LDPconsultation where you can find out 

the detail of the proposals and take part in a survey.  

 
If you require a hard copy of the survey please get in touch via: 

consultation@bridgend.gov.uk 

  01656 643664 

 Civic Offices, Angel Street, Bridgend, CF31 4WB 
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Confidentiality 

Information provided by you on this form will be used to inform the Replacement 
Local Development Plan (LDP). 
 
The council will take all reasonable precautions to ensure confidentiality and to 
comply with data protection legislation. Your information will be shared with relevant 
service areas for the purposes of policy development and your information will be 
retained on the LDP Consultee Database in accordance with the Council’s Data 
Retention Policy.  
 
You have a number of rights under data protection legislation. You may also 
withdraw your consent and ask us to delete your personal information at any time by 
contacting us. Further information about this is available on our website or you may 
contact the Data Protection Officer.  
 
If you are dissatisfied with the manner in which we process your personal data then 
you have the option to make a complaint to the Data Protection Officer and the 
Information Commissioner’s Office. 
 

Your Details 

Name: Bridgend College 

 

Organisation (If applicable): c/o Nick Heard, Savills 

 

Address:   

Postcode:  

 

Telephone Number:  

Email:  
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Type of Representee: 

 Member of the Public 

X Landowner 

 Developer 

 County Borough Councillor 

 Town or Community Councillor 

 Statutory Consultee 

 Other 
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1. Key Issues, drivers, vision and objectives 

A range of national, regional and local key issues and drivers have been identified as part of 

the Replacement Local Development Plan (LDP) process. These have directly informed 

development of the Deposit Replacement LDP vision and objectives: vision for 2033, council 

priorities and spatial vision. 

The LDP vision will be delivered through the achievement of four strategic objectives: 

 SOBJ1: To create high quality sustainable places (placemaking) 

 SOBJ2: To create active, healthy, cohesive and social communities 

 SOBJ3: To create productive and enterprising places 

 SOBJ4: To protect and enhance distinctive and natural places 

The strategic objectives have been defined to reflect identified key issues, align with national 

policy and ensure an appropriate balance between the different elements of sustainability. 

They are cross-cutting in their nature and also cross-reference the goals and objectives of the 

Well-being of Future Generations (Wales) Act 2015 and Bridgend Local Well-being Plan. In 

turn, the vision and four strategic objectives are supported by 35 specific objectives. The 

objectives will also form part of the basis for monitoring the implementation of the plan, once 

adopted and operational.  

The key issues and drivers identified through the Deposit Replacement LDP preparation 

process have directly informed the development of the LDP vision and objectives.  

Do you have any comments to make on the key issues and drivers, vision and 

objectives of the Deposit Replacement Local Development Plan? 

N/A 

 

2. Growth strategy 

The Deposit Replacement LDP is based on a balanced and sustainable level of economic 

growth that will facilitate the continued transformation of the county borough into a network of 

safe, healthy and inclusive communities that connect more widely with the Cardiff Capital 

Region and Swansea Bay Region. The strategy makes provision for a level of growth that is 

considered most conducive to achieving an equilibrium between the number of homes 

provided (505 per year) and the job opportunities expected (500 per year). This will lead to 

more established households both remaining within and moving into the county borough, 

coupled with less outward migration across other economically active age groups. This will 

encourage a more youthful, skilled population base to counter-balance the ageing population.  

The growth strategy can be succinctly explained by the acronym ‘CARM’, which summarises 

the strategy’s intentions to counter-balance the ageing population by attracting skilled, 

economically active households, retaining skilled, economically active households and 

rendering the county borough a magnet for employers to expand within or move into.  

Do you have any comments to make on the growth strategy? 
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 Policy SP1: Regeneration and Sustainable Growth Strategy 

This is a strategic level policy which sets out the growth strategy for BCBC. 

With regards to housing, a requirement of 7,575 homes is identified, on top of which a 20% flexibility allowance 

is made. The setting of the housing requirement follows the guidance set out in Paragraph 4.2.6 of Planning 

Policy Wales in that it makes use of household projections and has been robustly considered as part of the 

consultation on the Preferred Strategy. The identified housing requirement is supported by Bridgend College. At 

Preferred Strategy stage Bridgend College lobbied for a robust flexibility allowance on top of the housing 

requirement as, despite the adopted LDP incorporating a 10% buffer, there has been an under-delivery of 

housing as certain sites have not been delivered. Bridgend College therefore support the use of a larger flexibility 

allowance of 20%.  

Next, the policy identifies a total of four Regeneration Growth Areas and three Sustainable Growth Areas which 

are to be the focus for regeneration and sustainable growth. It is evident that these have been informed by the 

settlement hierarchy set out in Policy SF1 (which in turn is determined by the range of facilities, access to services, 

and connectivity), the Bridgend Settlement Assessment (2019), and the strategic approach that the LDP is to 

take. The designation of Pencoed as a Sustainable Growth Area and the inclusion of the “Land East of Pencoed” 

site within it is supported by Bridgend College.  

Support: Policy SP1 is supported but there is a requirement for the Strategic Allocations to be included within 

Pencoed’s settlement boundaries.  

 

 

3. Spatial strategy 

The Deposit Replacement LDP sets out a clear spatial strategy to help realise the 

regeneration aspirations and priorities of the council, whilst balancing the need to deliver 

future housing requirements up to 2033. The strategy prioritises the development of land 

within or on the periphery of sustainable urban areas, on previously developed (brownfield) 

sites in the first instance. The proposed form of growth varies across the county borough, 

recognising the local context of settlements, through designation of three key areas:  

 regeneration growth areas (sites that are in need of redevelopment that widely 

benefit the community, Porthcawl, Maesteg and the Llynfi Valley are denoted as 

regeneration growth areas); 

 regeneration areas (the Ogmore and Garw Valleys are denoted as regeneration 

areas and will aim to capitalise on their rural surroundings); 

 sustainable growth areas (areas that are conducive to logical expansion through 

under-utilised sites, these include the settlements of Bridgend, Pencoed and the 

grouped settlement of Pyle, Kenfig Hill and North Cornelly). 

This strategy seeks to ensure new development can come forward with necessary 

infrastructure improvements, including transport networks, utilities, green infrastructure, 

health, education, affordable housing and social facilities.  

The spatial strategy has been formulated to help realise the regeneration aspirations and 

priorities of the council while balancing the need to deliver future housing requirements for the 

county borough. Development is directed to settlements and parts of the county borough 
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which will benefit the most and where there are opportunities for securing the greatest 

positive impacts and benefits of growth.  

Do you have any comments to make on the spatial strategy? 

SP2: Regeneration Growth Area and Sustainable Growth Area Strategic Allocations 

This policy builds on Policy SP1 (Regeneration and Sustainable Growth Strategy) by identifying Strategic 

Allocations for the four Regeneration Growth Areas and three Sustainable Growth Areas. Bridgend College 

support the identification of “Land East of Pencoed” as a Strategic Allocation within the Pencoed Sustainable 

Growth Area. Bridgend College have specific policies on the wording supporting the strategic policy itself and 

these are provided elsewhere within this response. 

Support: Policy SP2 is supported. 

 

4. Good design and sustainable placemaking 

Good design is fundamental to creating sustainable places where people want to live, work and 

socialise. In achieving sustainable development, the Deposit Replacement LDP seeks to 

ensure design that goes beyond aesthetics to include the social, economic, environmental and 

cultural aspects of development. Development proposals must consider how space is utilised, 

how buildings and the public realm can support this use and the relationship with the 

surrounding area.  

Placemaking is an overarching concept which relates to the design and context of a 

development. It seeks to ensure that the design process, layout structure and form provide 

development that is appropriate to the local context and supports a sustainable community. 

This means that high quality, well thought out and sustainable design which improves the 

environment and people’s health and well-being is essential.  

Do you have any comments to make on design and sustainable placemaking policies? 

SP3: Good Design and Sustainable Place Making  

This policy is the strategic design policy for the Deposit LDP. It is notable that, with regards to certain design 

consideration, much of Policy SP3 states that applicants “must…”, which differs in tone to PPW which, in many 

cases, used the terminology “should…”. It is therefore suggested that the tone of Policy SP3 responds to the 

approach taken in PPW 

Detailed comments on PLA4 are set out further below.  

 

5. Active, health, cohesive and social communities 
 

The Deposit Replacement LDP focusses on delivering well-connected, cohesive communities 

that are active, healthy and social. In addressing wider community needs, there is a particular 

emphasis on providing a mix of complementary uses that are accessible and will meet the 

needs of all members of society.  

 

This broad notion extends beyond ensuring there is sufficient housing land available to meet 

the need for new private market and affordable housing and necessitates embracing 
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sustainable placemaking in an integrated manner. Hence, there is a mutually reinforcing need 

to ensure there is a range and choice of housing provision to respond to changing household 

needs over the Replacement LDP period, to deliver services and jobs closer to where people 

live and to recognise the role of the wider environment for good health and well-being.  

 

In order to create mixed and balanced communities, housing choice will be maximised to 

provide for a range of sizes, types and tenures of accommodation that can increase access to 

quality new homes, including market and affordable housing. This will help to improve general 

market affordability and ensure future generations can meet their housing needs within 

Bridgend County Borough.  

 

The Deposit Replacement LDP will seek to maximise planning contributions to provide 

integrated affordable housing within high need areas, where viable.  

 

Growth in house building also brings new opportunities to secure accompanying infrastructure 

such as improved education provision, leisure facilities and transport links. It is essential that 

the quality of life of all of the county borough’s residents is sustained and adequately catered 

for, and that community services and social facilities continue to address their needs.  

As well as delivering new homes to meet the needs of newly forming households, the LDP will 

therefore provide the scale of growth needed to secure investment in infrastructure, facilities 

and additional benefits for local communities. 

The planned increase in housing supply will also act as a key driver of economic growth 

across Bridgend and the wider regions.  

The Deposit Replacement LDP focusses on meeting housing needs and ensuring that new 

development is supported by necessary and adequate infrastructure.  

Do you have any comments to make on the active, health, cohesive and social 

communities policies?  

N/A 

 

6. Employment strategy 

A key goal of the Deposit Replacement LDP is to deliver sustainable forms of growth that will 

attract and retain economically active households within the county borough. A sustained and 

enhanced labour force, comprising skilled, established households, will ensure that Bridgend 

County Borough continues to be a desirable prospect for employers to move into or expand 

within, thereby stimulating economic growth and enhancing employment opportunities for 

local people.  

Economic growth will be facilitated by directing employment generating development to the 

most appropriate and sustainable locations, supporting expansion of existing businesses and 

ensuring strong spatial alignment between housing and employment growth.  

The Deposit Replacement LDP will facilitate economic growth by allocating key strategic 

employment sites, retaining and safeguarding established employment sites that are viable, 
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and allowing smaller scale developments within local service settlements and rural 

enterprises.  

This plethora of employment provision will provide numerous opportunities for investment and 

enable employers to diversify and grow their own businesses.  

Do you have any comments to make on the employment strategy?  

N/A 

 

 

7. Retail centres and development 

Despite competition from out-of-centre retail developments, the established retail hierarchy 

has continued to evolve over many years and all the existing retailing and commercial centres 

fulfil an important role in meeting not only the shopping and service needs but the cultural and 

leisure requirements of the residents of the area. 

The Deposit Replacement LDP to protect the established retail hierarchy of the area by 

focussing development in these centres and by only permitting out-of-centre retail 

development where a need and sequential test have been undertaken, in accordance with 

national policy, to protect the vitality, viability and attractiveness of retail centres.  

The Deposit Replacement LDP has been prepared in the context of the pandemic and it is 

fully recognised that high streets will continue to change, especially in the short-term. The 

pandemic may serve to further accelerate changes in town centres and high streets if longer-

term consumer spending habits continue to alter.  

It will be increasingly important for traditional town centres to accommodate a wider array of 

uses than just retail, including community, health, leisure, residential and flexible co-working 

spaces alongside areas of open space.  

This will help support their long term health and vitality as convenient and attractive places to 

live, work, shop, socialise, access services for health and well-being, and to conduct 

business. It will also encourage linked trips and a reduction in travel demand.  

Do you have any comments to make on retail centres and development policies?  

ENT6: Retail and Commercial Development 

This policy allocates two sites within Bridgend Town Centre as Retail and Commercial Development Sites and 

sets out policy support for proposals that results in their delivery. As BCBC will be aware, Bridgend College have 

an aspiration to deliver new campus within Bridgend Town Centre and therefore support the identification of 

Southside (and the police station site at Cheapside within it) as a Retail and Commercial Development Site and 

of education being identified as a suitable land use.  

Support: Policy ENT6 is supported. 

8. Renewable energy, mineral resources and waste management 
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The Deposit Replacement LDP will assist the county borough’s transition to a low carbon, 

decentralised energy system that works for its individuals, communities and businesses by 

encouraging renewable and low and zero carbon energy projects.  

This will be achieved by identifying opportunities for new renewable energy generating 

capacity, supported by policies that promote energy efficiency measures in buildings. The 

uptake of renewable energy will be monitored to help show how the LDP is assisting to deliver 

the contribution identified. 

The mineral industry is still active in the county borough with limestone and sand and gravel 

still being worked at a number of different sites. Minerals are an important resource which 

should be protected for future generations by locating non-mineral development away from 

areas which are underlain by minerals of economic importance. The Deposit Replacement 

LDP encourages the efficient and appropriate use of minerals within the county borough, 

including the re-use and recycling of suitable minerals as an alternative to primary won 

aggregates.  

Waste reduction is another cross cutting issue and opportunities to prevent or reduce the 

generation of waste should be made in all development. Preferred areas for the development 

of in-building waste management facilities are identified on the proposals map.  

The co-location of waste management facilities to enable the development of heat networks 

will be supported, subject the criteria. Supporting development management also set out the 

need for an integrated approach to providing waste facilities for all built development. Larger 

sites may be required to produce an environment management plan, which would state how 

waste arising and other environmental control measures would reduce the impact of 

construction. 

The Deposit Replacement LDP promotes sustainable development which will contribute to 

meeting national renewable and low carbon energy and energy efficiency targets, including 

sustainable development of mineral resources and waste management.  

Do you have any comments to make on the renewable energy, mineral resources and 

waste management policies?  

SP4: Mitigating the Impact of Climate Change 

This policy outlines how development should mitigate against the impact of climate change, listing seven means 

that this can be done. The second and fourth criteria encourages development to be “low/zero” carbon. There 

is a requirement for the wording  to be amended so that it is clear that it is not setting a requirement for 

developments to be net zero carbon and instead  to consider options for the use of construction techniques that 

mitigate the impact of climate change.  

 It is therefore suggested that this policy reads: 

“All development proposals must should make a positive contribution towards tackling the causes of, and 

adapting to the impacts of Climate Change. Means of achieving this may include: 

1) Having a location and layout which reflects sustainable transport and access principles, 

thereby reducing the overall need to travel (active travel); 

2) Having low / zero carbon energy requirements by reducing energy demand, and promoting 

energy efficiency; 
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3) Utilising low carbon, local materials and supplies (adopting circular economy principles); 

4) Encouraging the development of renewable and low/zero carbon energy generation; 

5) Having a design, layout and landscaping which: (i) helps wildlife and habitats to adapt to the 

changing climate; (ii) assists cooling of the urban environment, including the use of passive 

building techniques where appropriate; 

6) Using resources more efficiently, including averting waste generated from demolition and 

minimising waste water use and pollution; 

7) Directing development away from flood risk areas, and avoiding development that increases 

the risk of flood and coastal erosion, including through the deployment of sustainable urban 

drainage systems where relevant. 

All applications for development proposals must clearly demonstrate how they contribute to climate 

change mitigation and adaption.” 

Changes sought: amend policy wording of SP4 as above.  

 

9. The natural and built environment 

The county’s natural and built environment is of high quality and a primary asset. The 

diversity of landscapes, habitats, species and geology, and their relationship with the urban 

area, contribute enormously to the county’s distinctive and attractive character.  

The special and unique characteristics of the natural and built environment help attract 

investment, promote the county as a tourist location and provide cultural experiences and 

healthy lifestyles for its communities.  

Conserving and enhancing the natural and historic environment is therefore a key function of 

the Replacement LDP, whilst recognising this needs to be balanced with the need to facilitate 

sustainable economic growth in order to contribute to the national placemaking objectives of 

Planning Policy Wales. 

Appropriate development will need to conserve and enhance valued countryside, landscapes, 

seascapes and significant geological sites. The Deposit Replacement LDP also seeks to 

minimise impacts on biodiversity and provide, where possible, net gains in biodiversity whilst 

protecting or enhancing green infrastructure provision in recognition of its wide ranging 

benefits.  

The historic environment is an important cultural asset and a finite, irreplaceable source of 

information about our past. The term ‘historic environment’ includes those parts of the 

environment where the interaction of people and places over time has left traceable evidence 

in the modern landscape.  

This includes not only archaeological sites and historic buildings with statutory designations, 

but also the wider historic landscape and locally distinctive, valued and important buildings 

and features.  

The Deposit Replacement LDP seeks to conserve and enhance the natural and historic 

environment of the county borough, recognising that the unique characteristics help attract 
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investment, promote tourism, provide cultural experiences and encourage healthy lifestyles 

for communities.  

These goals need to be balanced alongside the need to facilitate sustainable economic 

growth. 

Do you have any comments to make on the natural and built environment policies?  

N/A 
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10. Key proposals 

 LOCAL DEVELOPMENT PLAN 

REGENERATION AND SUSTAINABLE GROWTH STRATEGY 
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Do you have any comments to make on the key proposals? 

 

 

 

 

 

 

Do you have any comments to make on the key proposals? 

 

 

N/A 

 

 

 

 

 

 

 

 

 

 

 

 

Key proposals for Maesteg and the Llynfi Valley  

 Land south of Pont Rhyd-y-Cyff: mixed use development including residential, 
commercial and leisure.  

 Maesteg Washery: mixed use development including residential, education, 
commercial, leisure and employment.  

 Ewenny Road, Maesteg: mixed use development including residential, commercial, 
leisure and employment. This site also has the potential to accommodate a 
‘Valleys Hub’.  

 Coegnant Reclamation Site: mixed use development including residential, 
employment and recreation. 

 Improved walking and cycling routes. 

Key proposals for Porthcawl, Pyle, North Cornelly and Kenfig Hill   

 Porthcawl Waterfront: mixed use development including retail, leisure, tourism, 
residential, public open space, community facilities and a bus terminus. 

 Land East of Pyle: mixed use development including residential, education, 
community facilities and public open space.  

 Improved walking and cycling routes.   

 Potential establishment of a transport hub at Pyle railway station to incorporate 
extended park and ride facilities and improved links to Porthcawl and Village 
Farm Industrial Estate.   

Key proposals for the Ogmore and Garw valleys  

 Ogmore and Garw Valleys are not identified as areas that will accommodate significant 
growth. 

 Chance to create sustainable communities linked to wider opportunities.  

 Opportunities for co-operative housing, self-build and custom build alongside other 
forms of development.  

 Promotion of tourism hubs in the Ogmore and Garw Valleys, and at Bryngarw Country 
Park.    

 Improved walking and cycling routes.  

 Improved public transport and improvements to the local highway network. 
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Do you have any comments to make on the key proposals? 

 

N/A 

 

 

 

 

 

 

 

 

 

 

 

 

Do you have any comments to make on the key proposals? 

 

Bridgend College (BC) is a Further Education (FE) College and the owner of the Pencoed College Campus, 

proposed as a sustainable growth area in the deposit plan under policy PLA4. BC has promoted the site and 

worked to provide supporting information and justification for the allocation through the revised LDP process 

to date, including each stage of the candidate site process.  

BC fully supports the proposed allocation of the Pencoed College Campus site within the revised LDP deposit and 

wishes to work with BCBC to provide support to the submission and examination process to cement the 

allocations within the adopted LDP. To that end, support, comments and suggested revisions are set out to 

ensure that the allocations are robust and can be delivered in an effective manner, and without tension with 

other polices within the plan or with national policy  or guidance. 

The presence of Bridgend College, a successful FE institution, delivers important economic benefits to the 

Bridgend economy, and wider region. However, one of the fundamental components to ensuring the College’s 

long term success is the quality of its teaching environment. The delivery of a new, modern facilities requires 

significant funds, and an important part of the funding package in this case is expected to be derived from the 

reinvestment of funds from the sale of surplus land and assets benefiting from an allocation in the BRLDP (and 

subsequently a planning permission) for a higher value use (such as residential). Securing an allocation of the site 

(and its eventual sale and development) is an important element of the funding to support the ambitious 

development programme that college has planned, and is in discussion with BCBC over.  

Key proposals for Bridgend and Pencoed    

 Land west of Bridgend: including residential, education, community facilities and 
public open space.  

 Land south of Bridgend: mixed use development including residential, leisure, 
commercial and education.    

 Parc Afon Ewenni: including commercial, residential and education.  

 Land east of Pencoed: including residential, education and public open space.  

 Improved walking and cycling routes.  

 Improved public transport and improvements to the local highway network.  
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The proposed allocation will therefore enable the delivery of significant and strategic projects planned by BC, 

hence there is a strong incentive to bring the site forward within the early stages following the successful 

adoption of the revised LDP. House builder interest in the site has been strong and consistent since the first 

publication of the candidate sites indicating that, following a successful promotion through the LDP, there will 

be competition from house builders to secure a position and bring forward housing development on the land.  

Comments and suggestions are set out on the policies that specifically allocate the sites and the policies that will 

be relevant to any planning applications on the sites in the future. 

PLA7: Development West of the Railway Line, Pencoed 

This policy places a moratorium on all development that results in a net increase in vehicular traffic movements 

west of the railway line in Pencoed. Whilst Bridgend College have no comments to make on the policy itself, the 

continuation of this approach from the adopted LDP is further evidence of the acceptability of the approach of 

allocating “Land East of Pencoed” which is to the eastern side of the railway line in Pencoed.  

COM1: Housing Allocations & PLA4 Land East of Pencoed 

With Policy SP6 (Sustainable Housing Strategy) recognising that housing and strategic allocations will be required 

to deliver the previously identified housing requirement, Policy COM1 (Housing Allocations) identifies the 

housing and strategic allocations for the LDP. 

Since work commenced on the Replacement LDP, Bridgend College has been promoting the Land East of Pencoed 

site (SP2(4)). BC has worked to provide  BCBC with a package of technical documentation to demonstrate that 

the site is deliverable, sustainable, and viable. Likewise, BC has worked to provide BCBC with information on the 

site’s capacity, the timescales for their delivery, and how they align with the housing trajectory for BCBC.  

BC supports the allocation of the site and is committed to its delivery, however, there is a requirement to revise 

the text in relation to the Land East of Pencoed (PLA4) as explained below. 

The credentials of the site and the proposed allocation have been thoroughly assessed, leading to the proposal 

to allocate the land within the deposit RLDP.  

The masterplanning work undertaken has provided clarity on the quantum of housing which could be delivered 

on the Site, indicating that the Site should be allocated for up to 770 new homes. This will make an important 

and meaningful contribution to meeting BCBC’s housing requirement over the RLDP’s plan period. Without 

prejudice to the detailed development proposal to progress in due course, this quantum of development could 

support the delivery of a new single form entry primary school, ideally (but not critically) on BCBC owned land 

adjacent to the site. As demonstrated in the Candidate Site submission, the findings of environmental and 

technical studies confirm that there are no significant constraints to the Site’s development, and those known 

constraints (such as the presence of the gas main across the Site) can be planned around. 

BC is committed to the promotion of this surplus land at Pencoed College and will continue to assist BCBC in 

demonstrating its technical acceptability and deliverability to enable its allocation within the emerging RLDP.  

BC welcomes the proposed allocation in the deposit plan and wishes to lend its support to the policy, albeit 

that refinements to the policy wording are considered necessary to ensure that the development envisaged by 

the policy can be delivered. Some of the policy is considered too prescriptive at this stage either in terms of 

what it requires or how it will be communicated or controlled. As set out below BC requests that the policy 

wording is amended to allow some flexibility is built in to ensure that whilst - well intended - the policy doesn’t 

immediately cause tension or backfire when the plan switches from assessment to delivery mode. 

Comments and concerns about the policy wording as drafted, and suggested changes to the wording are set 

out below.  
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Suggestion 1 

The first concern is over the rigidity of the land uses as described within the policy text. Whilst the 

masterplanning work to date has been as robust as can be expected at land promotion stage, the fine detail of 

how the site will be developed has yet to be carried out. The detailed planning stage may result in a minor 

fluctuation to the housing numbers, either up or down.  

This degree of flexibility is reflected in policy wording and the supporting text to the policy at 5.2.26 where it 

states that the site will deliver approximately 770 new dwellings. The flexibility of the supporting text should be 

continued into the policy wording.  

Similarly the ‘Development Requirements’ section of the policy sets out a rigid set of requirements given that it 

states that the development must provide the specified requirements that follow. 

Setting rigid (even if unintended) housing figures and other requirements could lead to an immediate tension 

between the policy wording and any proposal that varies even slightly from the requirements.  

A similar issue arose during the Swansea LDP examination in respect of the overarching placemaking policy 

(PS2). A similar issue arose during the Swansea LDP examination in respect of the overarching placemaking 

policy (PS2). The Inspectors report considers this at paragraph 13.51. Whilst in the case of PS2 it referred to a 

policy that covered all strategic sites the same principle of seeking to avoid an overly rigid set of requirements 

applies. MAC19 as recommended by the Inspector required that the plan amend the word ‘must’ to ‘should’ to 

would facilitate its flexible application.  The same change was required to each of the strategic site policies (see 

MAC 932 as an example).  

Adding ‘circa’ to the land use requirements and replacing the word ‘must’ with ‘should’ will provide the 

flexibility required (within reason) to ensure that the policy will deliver on its main intention.   

Suggestion 2 

Bridgend College recognise BCBC’s desire for each of the Strategic Development Allocations to deliver a primary 

school onsite. Through discussion with BCBC’s Education Department, BC has previously been advised that the 

expected land requirement for a one form entry primary school would be 1.25ha and the Proposed Masterplan 

prepared by Austin-Smith: Lord responds to this by showing 1.25ha of land for a one form entry primary school.  

It is not clear what has led to the Deposit LDP including an increased land requirement for the primary school 

and for a requirement for the provision of a 1.5 form entry primary school rather than a one form entry primary 

school. A one form entry primary school is clearly appropriate for a development of this scale given that it would 

most likely provide for the 233 primary school places that the development will generate demand for, 

supplemented as it will be through capacity within existing English or Welsh medium schools.  

Accordingly,  there is a need for Policy SP2(2) to be amended to respond to the masterplanning work that has 

been done (and the discussions that have informed it) and with consideration of the demand for primary school 

places that the development will generate.  Likewise, Appendix 5 makes reference to the requirement to retain 

0.5ha of land for potential future expansion. For the reasons above, this requirement should be removed from 

Appendix 5.  

Suggestion 3 

Analysis undertaken by WSP has demonstrated the suitability of two vehicular access points into the site, one 

from Felindre Road to the south and a second from the A473 into the northern part of the site. Whilst both of 

                                                           
11 https://swansea.gov.uk/media/29844/Swansea-LDP-Examination-Inspectors-Report-31-Jan-
2019/pdf/Swansea_LDP_Examination_Inspectors_Report_31_Jan_2019.pdf  
2 https://www.swansea.gov.uk/media/29845/Swansea-LDP-Insp-Report_Appendix-A---MAC-Schedule---Part-
1/pdf/Swansea_LDP_Insp_Report_Appendix_A_-_MAC_Schedule_-_Part_1.pdf  
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these are shown in the masterplan prepared by Austin-Smith: Lord, Policy PLA4 only makes reference to the 

northern access from the A473 and therefore there is a need for this to be reflected in the wording of Policy 

PLA4.  

 

REVISED POLICY SUGGESTION: 

PLA4: Land East of Pencoed, Pencoed Sustainable Growth Area 

Site Size: 44.27 ha 

Allocation Type: Strategic Mixed-use Sustainable Urban 

Extension 

Land Uses: circa 770 residential units 

 20% Affordable units 

 2.3ha 1.25ha for 1.5 1 FE Primary School 

 circa 6 ha of Outdoor Recreation Facilities 

 Active Travel routes 

Phasing Tranche Refer to trajectory 

2018-2022: 0 

2023-2027: 290 

2028-2033: 480 

Land East of Pencoed, as shown on the Proposals Map, is allocated for a comprehensive mixed-use 

development. The site will deliver circa 770 homes during the Plan period (20% / 154 of which will be affordable 

housing units), incorporating a new 1.5 1 form entry primary school, recreation facilities, public open space, plus 

appropriate community facilities and commercial uses. 

MASTERPLAN DEVELOPMENT PRINCIPLES 

This development should must accord with the following principles, which are considered instrumental to 

achieving sustainable places, delivering socially inclusive developments and promoting more cohesive 

communities. These principles should must be delivered in an appropriately phased manner and be formally tied 

into planning consent: 

a) Create a well-connected sustainable urban extension to Pencoed, comprising a number of character areas 

that integrate positively with the existing Town Centre, existing housing clusters, community facilities, Active 

Travel networks, Pencoed Technology Park, Pencoed Comprehensive School and public transport facilities; 

b) Create a multi-functional green infrastructure network within the site that facilitates active travel, taking 

account of the need to create healthy communities. There should must be particular emphasis on: creating a 

linear park or road network along the route of the high pressure gas main, retaining existing trees and 

hedgerows within the public realm, incorporating appropriate landscaping, protecting biodiversity, facilitating 

habitat creation and supporting a range of opportunities for formal and informal play in addition to community-

led food growing; 
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c) Pursue transit-orientated development that prioritises walking, cycling and public transport use, whilst 

reducing private motor vehicle dependency. Well designed, safe walking and cycling routes should must be 

incorporated throughout the site to foster community orientated, healthy, walkable neighbourhoods; 

d) Orientate buildings to face open spaces and streets to enhance cohesiveness where practicable, foster a 

strong sense of place and ensure community safety; 

and 

e) Provide a mix of higher densities at key points in the layout and lower densities on the rural/sensitive edges.  

DEVELOPMENT REQUIREMENTS 

The development should must provide the following requirements:  

1) circa 770 homes, incorporating an appropriate mix of dwelling sizes and types to meet local housing needs, 

including 20% affordable housing units to be integrated throughout the development in sustainable clusters of 

no more than ten units as per the Council’s requirements; 

2) 2.3 1.25 hectares of land to accommodate a 1.5 1 form entry primary school with colocated nursery facility 

and a proportionate financial contribution to nursery, primary, secondary and post-16 education provision as 

required by the Local Education Authority. The financial contribution (including timing and phasing thereof) 

must be secured through Section 106 Planning Obligations in accordance with the Education Facilities and 

Residential Development SPG. 

The school must be accessible to new and existing residents by all travel modes, enabled by the development; 

3) Green Infrastructure and Outdoor Recreation Facilities to be delivered in accordance with Policy COM10 and 

Outdoor Recreation Facilities and New Housing Development Supplementary Planning Guidance; 

4) Provide vehicular access from Felindre Road and /or the A473 Deliver highway improvement to ensure the 

principal point of vehicular access is off the A473; 

5) Provide off-site highway improvements with regard to the requirements arising through assessment of the 

proposals at planning application stage from the Transport Assessment and as identified in the Transport 

Measures Priority Schedule. 

6) Provide on-site and off-site measures to provide good quality, attractive, legible, safe and accessible 

pedestrian and cycle linkages in accordance with Active Travel design. This could include improved linkages 

must be provided along the A473, with Pencoed Comprehensive School, Pencoed Technology Park and Pencoed 

Town Centre (including the train station and bus stops). Connections must therefore be made to existing active 

travel routes and new routes should be provided to accord with the proposed routes within the Council’s Active 

Travel Network Maps: INM-PE-2, INM-PE-8, INM-PE-13 and INM-PE-15; 

7) Retain and provide suitable buffers to habitats, particularly hedgerows, trees (including Ancient and/or Semi-

Ancient Woodland), and SINCs. 

8) Submit and agree ecological management plans including proposals for mitigation, enhancement and 

maintenance for retained habitats and protected species (including for bats and dormouse) and provide 

appropriate compensatory and replacement habitat; 

9) On and off-site measures including any appropriate upgrades to the clean water supply or public sewerage 

networks; and  

10) Follow the sequential approach to identify low carbon heating technologies in accordance with ENT10. 
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COM3: On-Site Provision of Affordable Housing 

This policy relates to affordable housing. As well as setting a requirement for affordable housing to be delivered 

onsite and setting guidance on viability matters, the policy sets out the target affordable housing percentage for 

each Housing Market Area as well as for the various allocations. The approach taken is for a higher affordable 

housing contribution on allocations when compared to the Housing Market Area. 

Bridgend College has prepared a High Level Viability Assessment for the “Land East of Pencoed” site that it is 

promoting which demonstrates that the delivery of the site is viable with 20% affordable housing provision.  

Paragraph 5.108 of The Development Plans Manual Edition 3 (March 2020) states that: 

“It may be necessary to have separate targets for key sites if the evidence base suggests this is more 

appropriate.” 

Whilst High Level Viability Assessments prepared by Bridgend College demonstrate that a 20% affordable 

requirement is viable, no justification is provided as to why there is a different target affordable housing 

requirement for allocated sites.  

Changes sought: Unless a justification is provided as to why a different target affordable housing requirement 

is in place for allocated sites compared to the Housing Market Areas that they sit within, then the same target 

affordable housing requirements should be set for allocated sites as for the Housing Market Area that they sit 

within. 

 

COM10: Provision of Outdoor Recreation Facilities 

Drawing on the standards contained within the Fields in Trust “Guidance for Outdoor Sport and Play” document, 

this policy sets out the amount of different forms of public open space that should be provided on development 

sites based on the size of the population derived from a development. 

The need for the provision of a range of high quality public open spaces is recognised by Bridgend College but it 

is essential that these standards are applied with a degree of flexibility and with consideration of existing 

provision nearby. 

For the “Land East of Pencoed” site, land on the western side of the A473 owned by Bridgend College is to be 

retained as playing pitches and therefore an alternative mix with less provision of playing pitches may be more 

suitable.  

It is therefore suggested that the policy is amended so that it reads as follows:  

“Provision of a satisfactory standard of outdoor recreation space is required on all new housing 

developments. based on following standards: 

1) 1.2 hectares per 1,000 population for Playing Pitches; 

2) 1.6 hectares per 1,000 population for Other Outdoor Sports (non-pitch); 

3) 0.25 hectares per 1,000 population for Equipped/Designated Play Areas; 

4) 0.3 hectares per 1,000 population for Other Outdoor Provision; 

5) 0.2 hectares per 1,000 population for Allotment provision; 

The Fields in Trust standards provide a useful benchmark but the nature and type of provision will be 

informed by the findings of the latest Outdoor Sport and Children’s Playspace Audit and Allotment Audit 

as well as the availability and proximity to existing outdoor recreation space. On-site provision must 
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comply with the accessibility benchmark standards set out in the Outdoor Recreation Facilities and New 

Housing Development SPG.” 

Changes sought: revisions to wording of policy COM 10 as above.  

 

Do you have any other comments to make on the Deposit Replacement LDP? 
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Dear Sir / Madam 
 
BRIDGEND COUNTY BOROUGH LOCAL DEVELOPMENT PLAN (2018 – 2033) DEPOSIT 
CONSULTATION DOCUMENT – COMMENTS ON BEHALF OF BRIDGEND COLLEGE 

 
Bridgend College is the owner and promoter of the Land East of Pencoed, proposed for allocation as the 
Pencoed Sustainable Growth Area in the deposit plan under policy PLA4. Bridgend College has worked 
proactively with BCBC having provided a package of technical documentation to demonstrate that the site is 
deliverable, sustainable, and viable. Likewise, Bridgend College has provided further supporting information 
with regards to the capacity of the site, the timescales for delivery, and how it aligns with the housing trajectory 
for BCBC.  
 
Bridgend College supports the proposed allocation of Land East of Pencoed within the revised LDP deposit 
and wishes to work with BCBC to provide support to the submission and examination process to cement the 
allocations within the adopted version of the LDP. To that end, support, comments and suggested revisions 
are set out to ensure that the allocations are robust and can be delivered in an effective manner, and without 
tension with other polices within the plan or with national policy or guidance.  
 
Comments and suggestions are set out on the policies that specifically allocate the sites and the policies that 
will be relevant to any planning applications on the sites in the future. 
 
Yours sincerely 

Nick Heard 
Senior Planner 
 

27 July 2021 
 
 
 
 
Strategic Planning Team 
Bridgend County Borough Council 
Civic Offices 
Angel Street 
CF31 4WB 

991



LDP Rep: 293 

Representor Name: Joe Ayoubkhani, Barton Willmore, (Agents for South Wales Land 

Developments Limited) 

Organisation (if applicable): South Wales Land Developments Limited 

Type of Representor: Developer 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

293 
 

2: Do you have any comments to make on the growth strategy? 

ID  

293 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

293 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

293 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

293 
 

6: Do you have any comments to make on the employment strategy? 

ID  

293 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

293 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

293 
 

9: Do you have any comments to make on the natural and built environment policies? 
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ID  

293 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

293 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

293 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

293 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

293 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID South Wales Land Developments Limited (SWLDL) fully support Jehu in their 
promotion of the site for residential development. National policy (within Planning 

Policy Wales) is clear in requiring LPAs to consider de-allocation of under-utilised or 
under-performing sites for more efficient uses. As set out in SWLDL’s previous 

representations to the LDP and within Jehu’s representations to the Deposit LDP, it 
has been demonstrated that the site is suitable for residential development, in lieu of 
the site’s proposed allocation for employment uses. This is particularly the case given 

the site’s prevailing context. The Welsh Government’s Development Plans Manual 
(DPM) places an increased emphasis on deliverability and the Council (and Inspector 
examining the Plan) will need to have a high degree of confidence that each allocated 

site has a realistic prospect of being delivered in line with the housing trajectory set 
out within the RLDP. Whilst ‘deliverability’ was referenced four times in the second 

edition of the DPM, the latest (Edition 3) DPM includes the reference to ‘deliverability’ 
20 times. The latest edition (Edition 3) of the Development Plans Manual states: “The 

key objective an LPA should establish is whether a site promoter has a serious 
intention to develop the site and can do so within the timeframe of the plan. This links 

directly to the test of soundness, ‘Will the plan deliver?’… For the purposes of this 
Manual ensuring sites in plans are deliverable means both in terms of deliverability 

and financial viability.” For the reasons set out within the Sutton Consulting 
Employment Land Review (July 2021 – appended to Jehu’s Deposit LDP 

representations), the land is undeliverable as an employment allocation despite 
extensive marketing over a prolonged period and despite being positively allocated 

within numerous Development Plans. The site is suitable and available for allocation 
within the RLDP for residential development and will contribute to the overall 

soundness of the Plan. The proposals advanced by Jehu accord with the National 

293 
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Sustainable Placemaking Outcomes and Sustainable Transport Hierarchy set out in 
PPW and the residential development of the site is considered to be deliverable and 

viable. The site should accordingly be allocated within the RLDP for residential use or 
alternatively, as a minimum, be included within the settlement boundary as ‘white 

land’ enabling the market to dictate the most sustainable use for the site as a windfall 
development. Please contact us should you wish to discuss any element of these 
representations with SWLDL.  Please also see additional information submitted. 
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1 Introduction 

1.1 Instructions 

This Employment Land Report has been prepared by Sutton Consulting Limited on behalf of Jehu Limited and 
South Wales Land Developments Limited in relation to the allocated employment site known as Ty Draw Farm, 
Pyle, Bridgend.  

This report considers the role of the ‘property offer’ in terms of the economic development strategy for Bridgend 
County Borough and then looks at the wider employment land market in South Wales more generally. We then 
draw conclusions about the role of the site in terms of its regional employment allocation. This report therefore 
addresses the following: 

 Market Context – we provide an updated market context for the provision of employment land and 
property in Torfaen and the wider South Wales employment property market. 

 Economic and Planning Framework – overview of trends in Bridgend and Cardiff Capital Region. 

 Supply and Demand – a review of available sites within the sub-region and a demand perspective for 
employment sites and property. 

Background 

The whole of the Ty Draw Farm site is allocated in the existing Bridgend Local Development Plan for 94 
dwellings (LDP ref: COM2(22)) with a gross area of 5.4 acres (2.2 hectares) allocated for employment, use 
classes B1, B2 & B8, (LDP ref: SP9(4)).  

Purpose of this report 

This Employment Land Report has been prepared to assess the potential of the removal of the employment 
allocation on this site and an alternative allocation on all or part.  

Structure of the report  

• Section 2 sets out an overview of the site including location, marketing history and market context.  

• Section 3 provides a market assessment including a regional overview and sectoral analysis 

• Section 4 assesses the employment land availability within Bridgend and overview of new 
development trends in the Borough 

• Section 5 sets out a site-specific context  
 

1.2 Experience 

Sutton Consulting Limited was established in February 2019 by Chris Sutton BSc MRICS who started his career 
in 1986 with a sandwich year in the Welsh Development Agency’s estate office on Bridgend Industrial Estate, 
before moving into private practice with Powell Tuck & Partners, Gerald Eve and King Sturge (who were taken 
over by international property consultants JLL in 2011). He was Lead Director in the Cardiff office of King 
Sturge/JLL from 2007-2019 with day-to-day responsibility for industrial agency matters. This included the 
marketing and disposal of over 30 million sq ft of floorspace for clients such as Visteon, Valeo, Parke Davies, 
DuPont, Hitachi, Panasonic, Borg Warner, AB Electronics, Arjo Wiggins and Impress Metals.  

Chris Sutton is a past Chair of CBI Wales (2014-16), was a member of Welsh Government’s Ministerial Advisory 
Board for the Economy (2014-2021) and sat on the Independent Advisory Group for Planning Reform’ which 
reported with recommendations in advance of the Planning (Wales) Act 2015. 
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2 The Site 

2.1 Overview 

The land is known as Ty Draw Farm, North Cornelly, Pyle, Bridgend, CF33 4AL. The site is located immediately 
to the north of Junction 37 of the M4 motorway, some 6.5 miles west of Bridgend, 26 miles west of Cardiff and 
17 miles east of Swansea. Located within the County Borough of Bridgend, it is close to the boundary with 
Neath Port Talbot.  

The M4 is the primary road in South Wales and the motorway is relatively free flowing in the Bridgend - Margam 
area; in addition, Junction 37 does not suffer the congestion seen on many junctions in south-east Wales and 
Swansea Bay. The GWR mainline railway broadly tracks the M4 and there is a local station in Pyle and larger 
stations at Bridgend and Port Talbot. Bus routes run along the A4229 dual carriageway passing the site on their 
route into Pyle and the A48.  

Originally marketed as a 15 acres strategic site (24-acre gross area), following Planning Application 
12/0796/FUL, the site is now allocated for 94 dwellings (LDP ref: COM2(22)) with a gross area of 5.4 acres (2.2 
hectares) allocated for employment, use classes B1, B2 & B8, (LDP ref: SP9(4)). The housing element has now 
been developed however the employment element remains undeveloped.  

Figure 1: Ty Draw Farm current land allocation (residential now developed) 
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2.2 Site description 

The employment element slopes, and significant and costly earthworks would be required to create two 
development plateaus which would substantially reduce the net developable area from the grow area of 5.4 
acres. A masterplan accompanying the 2012 application suggests up to 21,000 sq ft of employment floorspace 
could be developed on Plateau 1 and a further 43,000 sq ft on Plateau 2.  

2.3 Marketing history 

The site was originally promoted by the landowners, Land Authority for Wales, as a 24 acre (15-acre net 
developable) ‘strategic employment development site’ in the late 1980s. We have two sets of identical marketing 
particulars for the site, dating from 1989 and 1993. These particulars are attached as Appendix 1 and the 1989 
aerial photograph is set out below. Unlike many public sector sites, the Ty Draw site was not prepared for 
development with earthworks and infrastructure, rather Ty Draw Farm promoted as a greenfield opportunity  
 
Figure 2: Aerial photo from 1989 Land Authority for Wales marketing particulars – 15-acre strategic 
development site 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
The site was actively marketed throughout the 1990s by the Land Authority for Wales and, on their behalf 
through its Property Database team, the Welsh Development Agency.  
 
This was at a time when Wales was performing strongly in the inward investment market – when Sony and 
Bosch developed new facilities on greenfield motorway junction sites at Pencoed and Miskin respectively. In 
addition, other sites from the Mid Glamorgan portfolio of sites were fully developed e.g., Brynmenyn (Bridgend), 
Navigation Park (Abercynon), Cwm Cynon (Mountain Ash), Nantgarw (Treforest), Tredomen (Ystrad Mynach), 
Ynysplwm (Royal Glamorgan/Llantrisant). 
 
In 1998, the Land Authority for Wales merged into the Welsh Development Agency (WDA) and the site 
continued to be marketed by the WDA’s Property Database team. However, by the early 2000s, the trend of 
inward investment had reversed and there was off shoring to economies with lower costs of production, notably 
the Far East and Eastern Europe. The site remained undeveloped through the 2000s prior to its sale to South 
Wales Land Developments Limited in 2010.  
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The decade was notable for a long period of economic growth (up to the great financial crisis of 2007/8) with the 
property market particularly active. In South Wales, during this period there was a trend of new office floorspace 
being developed on out-of-town business parks, particularly on motorway junctions. ‘Own front door’ offices 
made popular purchases for local professionals in their SIPP pension funds and office schemes were 
developed by a range of developers at locations including Bocam Park (adjacent to Junction 35, Pencoed), 
Mardon Park (Llantrisant), Greenmeadow Springs (J32), Charnwood Court (A470, Nantgarw), Navigation Park 
(A470, Abercynon), Cardiff Gate (J30), Celtic Springs (J28), Langstone Park (J24) and further west Axis Court, 
Swansea Enterprise Park (J45). However, the Pyle site remained undeveloped during this sustained 
development programme, possibly reflecting the relative lack of service sector businesses in this sub-region.  
 
Commercial property agents Lambert Smith Hampton (LSH) were appointed to market the employment land on 
behalf of South Wales Land Developments Limited in December 2013 and in January 2014 produced the 
marketing brochure shown in Appendix 2. Owen Griffiths of LSH has also provided a comprehensive account of 
marketing activities undertaken in a letter dated 3 September 2019, provided under separate cover in the 
Deposit LDP representation prepared by Asbri Planning. In addition, pub, hotel and leisure operators were 
approached and a letter from Richard Ryan of Fletcher Morgan dated 5th November 2019 is also available 
under separate cover in Asbri Planning’s representations. 
 

2.4 Summary 

The subject site was originally marketed as a large-scale strategic employment site but remained undeveloped 
for some decades, notwithstanding an active marketing programme undertaken by the Land Authority for Wales 
and the Welsh Development Agency.  

At this time, there was the opportunity to develop a greenfield site with strong access, being located adjacent to 
a motorway junction. The WDA were respected leaders in the inward investment market, and, at this time, the 
WDA had an active site reclamation and preparation function alongside an ‘Advance Factory’ property 
development programme However, the site remained undeveloped during this period.  

In the 2000s private sector developers were active across South Wales in developing out of town office parks, 
particularly on well-connected sites such as Ty Draw. However, the subject site was not taken up. In 2012, 
planning consent was secured for a mixed scheme and the employment element has continued to be marketed, 
but without success.  
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3 Market Overview 

This section provides a market assessment including regional overview and sectoral analysis. 

 

3.1 The role of the employment ‘property offer’ in Bridgend  

 
Across Bridgend and, indeed, the wider Cardiff Capital Region differing levels of economic infrastructure, skills, 
labour availability and business finance have a material impact upon levels of demand and investment from 
business. However, the ‘property offer’ for employment sites and premises can have a major impact. The 
availability of the right property, or site, can be fundamental to winning an inward investment project or, just as 
importantly, retaining an existing business in the County Borough that wishes to relocate or expand.  
 
There are gaps in the supply of both new floorspace and serviced development sites across a wide range of 
employment property types with no substantial development programme in place. This is primarily due to a lack 
of viability in terms of the return on cost. However, we must consider where the pressure is for new development 
and have consideration to the large stock of existing sites and premises located within the industrial corridor 
from Bridgend to Swansea.  
  

3.2 General market conditions 

The South Wales economic region stretches from the Severn Bridges in the east to Swansea Bay in the west 
and northwards to the A465 Heads of the Valleys Road.  The prime region, for property activity as defined by 
transactions, investment activity and new development, is the Newport - Cardiff coastal belt, following the line of 
the M4 motorway.  
 
The market for employment property and sites in south-east Wales has improved over the past decade, from the 
low point of the ‘great financial crisis’ with record levels of availability. The property market has performed 
strongly over recent years as a decade of historically low interest rates in the UK has boosted all asset classes, 
including property – however these conditions have led to few new speculative or ‘build to suit’ developments.  
 
Covid-19 - the impact of the pandemic has mostly affected the retail and leisure markets although the office 
market is also underperforming whilst we see the continued uncertainty as to the pace that office workers will 
return to the office following the extended period of working from home. Welsh Government has set a policy 
ambition of 30% remote working and introduced a ‘town centre first’ policy which is explored in 3.3 below. The 
industrial market has been the strongest performer in the past year with much reduced vacancy levels and rising 
rents and capital values. There is also significant investor interest in the multi-let industrial property market at 
present leading to further downward pressure on investment yields and rising prices.  
 
Brexit – aside from Covid-19, the implementation to leave the EU on 31 January 2020 and end of transition 
period on 31 December 2020, has meant uncertainty over the future direction of the economy, property market 
and post-EU structural funding.  
 
We have seen examples of the reshoring of production back into the UK single market (e.g., PPE) but also 
seen disruption to more complex markets such as automotive supply chains with companies such as Tenneco, 
Kasai, Showa, TRW, Musashi, Hi-Lex, Schaeffler and Toyoda Gosei closing or downsizing facilities in South 
Wales.  The resilience of ‘just in time’ supply chains has been brought into sharp focus particularly where 
components are sourced from the EU. There is evidence that some companies are protecting against potential 
disruption through holding more stock – this trend has a positive impact upon warehousing demand. 
 

3.3 Overview – offices and B1 business park sector 

As stated above, during the 2000s, there was a significant trend in the development of new office floorspace in 
courtyards on out-of-town business parks. Developers such as Macob, Charnwood, JR Smart, Robert Hitchins, 
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Rightacres, WCR Property, Dovey, PMH and Liberty close to one million sq ft of out-of-town office space during 
this period.  

Since the mid-2000s, there has been a shift of office activity to the city centre of Cardiff with much reduced 
activity in in the general out-of-town market. The focal point has been central Cardiff and the 220,000 sq ft pre-
let to Admiral Insurance has been followed by the 150,000 sq ft BBC Headquarters and 266,000 sq ft HMRC 
hub at Rightacres’ Capital Square. Welsh Government supported this activity through the Central Cardiff 
Enterprise Zone (2011-18).  Indeed, 1.5 million sq ft of office accommodation was developed in the city centre 
(Central Square and Capital Quarter). Prime rents moved to £25 per sq ft in the capital making development 
viable.  

Across South Wales, the business park sector has, in general terms, had a decade of under-performance with 
little new floorspace being built. Planning restrictions have limited car parking on new developments whereas 
changing technology often means a higher density of workers to floorspace than previously. Most motorway 
junctions in South Wales have a business park attached to them.  However, in the main, these are fully 
developed, or close to being so.   

Welsh Government ‘town centre first’ policy - In January 2020, Welsh Government announced a ‘town 
centre first’ policy for public sector office workers as part of its ‘Transforming Towns’ initiative. This stated that 
‘… to help breathe new life into town centres, the Welsh Government is today unveiling a new ‘Town Centre 
First’ approach, which means locating services and buildings in town centres wherever possible. As part of this 
approach, all Welsh Government departments will put the health and vibrancy of town centres as the starting 
point for their location decision-making processes. Utilising this approach, the public sector is also being 
encouraged to support towns by locating offices, facilities and services within them to drive footfall and create or 
sustain vibrancy’. 

Outside of Cardiff city centre, office demand is driven by public sector enquiries from the likes of local 
authorities, health boards and other departments. This policy is likely to significantly limit the number of office 
enquiries in the future for out-of-town offices in locations such at Pyle.  

Notwithstanding the ‘town centre first’ policy, office demand is on hold at present as occupiers look to a hybrid 
model including remote working and increased technology. Whilst office demand may rebound at some point, 
there will be surplus space from firms downsizing and a confused picture in the short to medium term which will 
impact upon developer sentiment. 

3.4 Overview – industrial & manufacturing 

UK take-up of industrial floorspace in 2020 was 59.7 million sq ft according to Lambert Smith Hampton (LSH) 
with Amazon responsible for 20% of this floorspace. This total beat the previous record year of 2016 by a fifth. 
LSH stated that 6 million sq ft of this take-up was directly connected to Covid e.g., for the distribution of PPE 
and the growth in e-commerce pushed parcel delivery companies, supermarket chains and new e-commerce 
firms to accelerate their expansion plans. Cushman & Wakefield recorded take-up of 50.4 million sq ft although 
used slightly different criteria on deal size. 

Industrial take-up figures collected by the Industrial Agency Society for South Wales recorded take up for Q1 
2021 at 959,917 sq ft over a total of 84 deals. This was high and may reflect a Covid-19 boost to demand. To 
put this into perspective, take up for all of 2019 was just 1.6 million sq ft. In Q1 2021 there were five deals over 
50,000 sq ft, with most deals being in the sub 10,000 sq ft bracket. Overflow warehousing forms a large part of 
this take-up in the mid-Valleys, less so in the Heads of the Valleys where manufacturing dominates.  
 
Total stock in South Wales - Welsh Government research (source: SQW) suggests that the total stock of 
industrial floorspace in Wales is circa 200 million sq ft (and 35 million sq ft of offices). Annual take-up is circa 3.6 
million sq ft of industrial accommodation for the whole of Wales, again dominated by South Wales.  
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B1 hybrid/R&D floorspace – there is a limited market for B1 hybrid units (high quality industrial including, say, 
one third office floorspace) however private sector development has been restricted to Cardiff. In the public 
sector, Blaenau Gwent Council is delivering 11,048 sq ft at The Works and Caerphilly Council has recently 
completed c.20,000 sq ft at Ty Du, Nelson however both are supported by the European Regional Development 
Fund. 
 
There is little or no demand for B1 hybrid/R&D floorspace in Pyle. There is demand for small units for local 
SMEs however these are not cost-effective to develop due to the relatively high construction costs of small 
starter units with multiple service connections, doors etc. In addition, starter units logically attract start-ups or 
smaller local businesses which offer the covenant strength to secure development funding on favourable terms.  

 
B2 manufacturing – there is a period of dynamic change at present with Brexit leading to disrupted supply 
chains and some businesses leaving Wales, notably in the automotive sector e.g., Hi-Lex Cables (Baglan), 
Toyoda Gosei (Swansea), Schaeffler (Bynea), Showa (Aberdare), Musashi (Blackwood), Textron (Ystrad 
Mynach, Kasai (Merthyr Tydfil), Trico (Pontypool) whilst Ford closed its 2.11 million sq ft engine plant (area from 
VOA rating assessment) as the sector transitions away from petrol and diesel.  
 
There is a limited amount of re-shoring of production (e.g., PPE) and there is strength in the local and regional 
business sector. However, these types of businesses are not usually associated with Grade A modern 
floorspace and generally prefer more cost effective secondhand stock. 
 
There is demand for industrial floorspace in Pyle and the wider Bridgend – Port Talbot corridor however this 
demand is price sensitive and often for shorter term overflow accommodation. Lower rents and shorter leases 
both severely impact upon the viability of speculative development of floorspace and when secondhand 
floorspace can be bought for £30-50 per sq ft it makes little sense to pursue new development costing £80-100 
per sq ft.  

 

3.5 Overview – logistics and open storage  

B8 warehousing & logistics – the pandemic has increased demand for warehousing and boosted the urban 
logistics sector. However, B8 demand is focussed upon the core area of the UK from London to Leeds & 
Manchester. There is a major logistics cluster at Avonmouth and in South Wales demand is mainly from those 
companies seeking to serve the population of Wales, e.g., Lidl (Bridgend), Tesco (Magor).  
 
Amazon developed an 800,000 sq ft internet fulfilment centre on Fabian Way, Swansea in 2008 however that 
location decision was, we understand, due to public sector support combined with the availability of labour. 
Subsequently, Amazon Logistics has taken 300,000 sq ft in the Borg Warner factory at Kenfig.  
 
There are enquiries from urban logistics operators with DPD Geopost acquiring 8 acres for £130,000 per acre at 
Parc Felindre, Swansea (Junction 46). This was a former tinplate works remediated by the WDA at a total cost 
of £35 million. DPD has developed a similar 60,000 sq ft cross-dock logistics unit in Wentloog. We have not 
received any enquiries for urban logistics depots in Pyle.  
 
Other enquiries – Sutton Consulting is working with St Modwen on the potential sale of over 100 acres at 
Baglan Energy Park, Baglan and a private landowner at Kenfig Industrial Estate. Enquiries received in the last 
year for land in Neath Port Talbot include general land enquiries for storage and non-specific uses:   
 
- 5 acres for the storage of refrigerant gases for the supermarket industry 
- 10 acres for a waste to energy incinerator and energy production unit 
- land for the mass storage of vehicles,  
- land for container storage 
- Network Rail (10 acres of open storage) 
- Amazon (5-10 acres of parking) 
- Clients of Cooke & Arkwright (5+ acres) 
- Jenkins Best (1 acre plant yard) 
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- BNP Paribas 3 acres for Royal Mail 
- Local builder – 5-acre contractors’ yard 

 
Local demand for employment sites is for this type of ‘scruffy-user’ compound with nearby Village Farm 
Industrial Estate dominated by secure yards with plant hire, building materials, vehicle storage and similar uses. 
 
Figure 3: Proximity of the subject site to Village Farm Industrial Estate, which illustrates local demand 
for compounds and other storage uses. This type of employment use would be a difficult neighbour to 
the adjacent residential development 
 

 
 
                   Ty Draw Farm Site 
 
 
 
   Typical compounds 
   Village Farm 
   Industrial Estate 

 
 

3.6 The viability challenge for new development  

Most transactions for employment floorspace involve secondhand accommodation.  

Attached as Appendix 3 are industrial deals in Bridgend completed in the 12 months to 30 June 2021 according 
to the Industrial Agents Society, none of these deals are for new floorspace. Indeed, Appendix 4 illustrates all 
304 deals in South Wales for the 12 months to 30 June 2021 (source: Industrial Agents Society) and only 3 
transactions relate to new developed floorspace. In the office market, there have been no small new scale office 
developments completed in the past 12 months (at a larger scale 140,000 sq ft DWP offices at Nantgarw and 
the 100,000 sq ft Llys Cadwyn office development by RCT Council [Taff Vale site, Pontypridd] were completed).  

The primary issue in terms of delivery of new floorspace is that of viability with rental levels and capitalisation 
yields not sufficient to create a return attractive enough for developers to undertake speculative development - 
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whilst other concerns are rising cost inflation in the construction industry and legislation requiring improved 
energy efficiency standards.  

According to the HIS Markit UK Construction PMI survey (6 July 2021) supplier delivery times have lengthened 
to the greatest extent on record and input inflation is the highest since the survey began in April 1997. 
Imbalanced demand and supply resulted in rapid cost inflation across the construction sector. In terms of 
building materials panel members commented on short supply across the board, particularly cement, concrete, 
plaster, steel, timber and roof tiles. Adding to cost pressures in June was the steepest rise in rates charged by 
sub-contractors since the survey began.  

Figure 4: Cost price inflation in the construction sector makes new development less viable (Source: 
HIS Markit UK Construction PMI survey 6 July 2021 

 

Public Sector – there are limited schemes underway in Wales supported by EU ERDF funding or Welsh 
Government’s Tech Valleys initiative. These include B1 hybrid units in The Works, Ebbw Vale and Ty Du, 
Nelson. Also, small industrial units in Robertstown, Aberdare and Lawn, Rhymney. All are subsidised to a 
significant extent and, even if Bridgend Council was interested in speculative development, we do not think the 
same level of support would be available compared to the Heads of the Valleys.  
 

Private Sector - the only significant private sector development programme has been by Formaction Limited 
(Mr Derek Bawn & family) who has delivered around one million sq ft through refurbishment of existing facilities 
and constructing new units – sites include ex-Sony, Bridgend, ex-Freemans, Penarth Road, Cardiff, Hayes 
Road, Barry, Hepworth Business Park, Pontyclun, Corporation Road, Newport and Duffryn, Ystrad Mynach. 
Formaction has not developed any floorspace west of Cardiff (Sony, Bridgend is a sub-division). 
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Pencoed scheme – a speculative scheme of 46,100 sq ft is proposed at Pencoed Technology Park where fully 
serviced development land has been prepared by Welsh Government. Deeside Regeneration Limited is a joint 
venture between Maple Grove Developments and Trebor Developments and the developers have secured 
ERDF funding.  
 
Figure 5: Proposed speculative scheme by Deeside Regeneration at Pencoed. The scheme has the 
benefit of a level and fully serviced/plateaued site and ERDF grant funding 
 

 
 
A further scheme of small units is proposed at Felindre Court, Pencoed comprising 18 units of 1,256 sq ft each 
(agent: Knight Frank) but construction has not yet commenced. A small unit scheme is under construction at 
Coychurch Industrial Estate with an anticipated completion date of Q4 2021 – comprising 12 units ranging from 
420 sq ft to 775 sq ft each (agent DLP). 
 
 

3.7 Summary 

There is activity in the employment property market in South Wales with steady take-up of existing secondhand 
floorspace across the region.  
 
There is less activity in the out-of-town office market at the present time, with the pandemic having a direct 
impact upon the service sector’s ‘ways of working’ with remote working and increased use of technology leading 
to many occupiers reassessing their floorspace needs. Whilst the office market is likely to return to a normality in 
the medium term, there will, in our view, be a lack of confidence from property developers regarding new 
speculative development of office floorspace. In addition, the Welsh Government’s move towards a ‘town centre 
first’ policy for public sector office workers will impact upon the core strand of demand for office floorspace from 
public sector occupiers.  
 
In the industrial market, there has been little in the way of new development since the public sector build 
programmes of the Welsh Development Agency and Cwmbran Development Corporation finished in the 1980s. 
There is activity from the public sector in high priority areas of the Heads of the Valleys (with the benefit of 
significant support from the remnants of EU funding) whilst the private sector has been active in Newport-
Cardiff. There has been little speculative development in Bridgend – there is a scheme proposed at Pencoed 
however this has the benefit of a serviced site prepared by the public sector and EU ERDF funding.  
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4 Bridgend Employment Land Review  

This chapter provides a market assessment of the employment land market in Bridgend and identifies the 
existing strengths and weaknesses of the County Borough in comparison to the wider Cardiff Capital Region. 

4.1 Bridgend Overview 

Bridgend County Borough has a population of 143,400 (ONS: 2018) and an area of 12approx. 25,500 hectares. 

The more prosperous part of the county is located to the south, focussed upon Bridgend and enjoying closer 

proximity to the M4 motorway and prosperous coastal belt of south Wales. The northern half of the county is a 

weaker socio-economic and employment location with post-industrial decline in the Bridgend Valleys. Pyle / 

Kenfig / Cornelly has 12% of the total Bridgend population, 11% of businesses and 8% of jobs (source: Bridgend 

Council: Bridgend County Borough Profile 2018) 

 

Figure 6: Sub areas of Bridgend County Borough 

 

Bridgend grew rapidly post-WWII with a strong manufacturing base attracted by the strongest combination of 
road communications and top tier grant support. Bridgend has a large industrial base relative to its population 
size and Pyle has been overshadowed by this. In addition, to the west are the major steelworks at Port Talbot 
which has attracted its own supply chain whilst large trading estates at Kenfig, Baglan have a low site density 
and plentiful land for development. 

A search using EG PropertyLink (undertaken 26.07.2021) highlighted the following availability:  
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Figure 7: Offices to let or for sale in Bridgend County Borough (source: EG PropertyLink / agents) 

Address Property 
Type 

Area  
sq ft 

Sale or 
rent 

Price Agent 

4 Derwen Rd, Bridgend Office suite 558 Leasehold £7,250 pa Watts & Morgan 
8A Dunraven Place, Bridgend Office suite  236 Leasehold £5,750 pa Watts & Morgan 

3 Wyndham Street, Bridgend Shop/office 672 Leasehold £8,500 pa Watts & Morgan  

1A Station Hill, Bridgend Shop/Office 348 Leasehold £5,500 pa Watts & Morgan  

62 Molton Street, Bridgend Shop/Office 1,109 Leasehold £8,950 pa Watts & Morgan  
Derwen House, Bridgend Office suite 623 Leasehold £5,295 pa Watts & Morgan 

Sunnyside House, Bridgend Office suite 8,761 Lease/Sale On application JLL 

Tremains Business Park Out of town office 3,100 Leasehold On application JLL 

Suite 2, Block 2, Bridgend Office 3,151 Leasehold On application Azure 

13A/15 Penybont Rd, Bridgend Office 1,245 Freehold £139,950 Watts & Morgan 
Waterton House, Bridgend Out of town office 22,500 Lease/Sale On application  Fletcher Morgan 

3 Oldfield Rd, Bocam Pk, Bridgend Out of town office 4,306 Lease/Sale £25kpa/£600k Emanuel Jones 

8 Oldfield, Bocam Pk, Bridgend Out of town office 3,182 Leasehold  £10.50 psf DLP 

Morris House, South Rd, Bridgend Out of town office 12,377 Freehold £800,000 Lambert Smith Hampton 
Ashfield Surgery, Bridgend Ex-healthcare  3,631 Freehold £475,000 Watts & Morgan 

Kingsway House, Bridgend Ind Est Estate Office 3,508 Leasehold On application Jenkins Best 

Unit 1100 Central Park, Bridgend Out of town office 4,364 Leasehold £31,650  Jenkins Best 

Unit 5 Bank Buildings, Bridgend Est Office 1,573 Leasehold On application DLP 
Chapel Barns, Merthyr Mawr Office 2,077 Leasehold £25,900 Cooke & Arkwright 

Brackla House, Bridgend Office 6,510 Leasehold £71,610 Cooke & Arkwright 

Old Church, Tythegston Office 1,003 Leasehold On application DLP 

90 John St, Porthcawl Ex-bank 3,682 Freehold £350,000 DLP 
Tuskers Barn, Porthcawl Out of town office 1,489 Leasehold £22,250 DLP 

Morien Ho, Bridgend Bus. Centre Out of town office 3,694 Leasehold £25,000 DLP 

9A Bridgend Bus Centre Out of town office 1,309 Leasehold £12,950 DLP 

Red Dragon Court, South Rd Out of town office 2,131 Leasehold £17,500 DLP 
Elm Court, Cowbridge Rd, Bridgend Offices 1,932 Leasehold On application DLP 

 Total   98,071 sq ft (9,111 sq m)  

  
Figure 8: Industrial to let or for sale in Bridgend County Borough (source: EG PropertyLink & agents) 
 

Address Property 
Type 

Area  
sq ft 

Sale or 
rent 

Price Agent 

15C/15D Brackla, Bridgend Industrial 2907 Leasehold £14,500pa Watts & Morgan 

Western Avenue, Bridgend Industrial  7,331 Leasehold On application Knight Frank 

D18, Western Avenue, Bridgend Industrial 32,286 Long lease £500,000 DLP  

South Road, Bridgend Industrial 15,734 Long lease £475,000 Watts & Morgan  

Felindre Court, Pencoed (18 units) Starter units 23,256 For Sale  On application Knight Frank 
Deeside scheme, Pencoed Industrial newbuild 46,100 Leasehold £5,295 pa Watts & Morgan 

37 Aneurin Bevan, Brynmenyn Industrial 5,372 Freehold £325,000 Watts & Morgan 

14 Coegnant Close, Bridgend Industrial 14,941 Lease/Sale On application Avison Young 

21B Millers Avenue, Bridgend Industrial 8,366 Freehold £440,000 Watts & Morgan 
6 New Street, Bridgend Industrial  1,718 Leasehold £11,600 Jenkins Best 

34 Bennett St, Bridgend Industrial 5,106 Leasehold £28,083 Jenkins Best 

Unit 1, Bridgend Ind Est Industrial 130,350 Leasehold £650,000 Jenkins Best 

7 Kestrel Close, Bridgend Industrial 2,913 Leasehold £16,750 Jenkins Best 
8 Kestrel Close, Bridgend Industrial 2,981 Leasehold £17,140 Jenkins Best 

Excelsior House, Bridgend Industrial 10,774 Leasehold On application  DLP 

BGS, Village Farm, Pyle Ind/Trade Counter 7,175 Freehold £450,000 DLP 

Workshop, Litchard, Bridgend Industrial/Yard 3,040 Freehold £295,000 DLP 
Vale Bus Pk, Llandow Industrial 9,841 Leasehold On application DLP 

Zone1/2 Bennett St, Bridgend Industrial 117,875 Freehold £5,000,000 Jenkins Best 

1 York Place, Bridgend Ind Est Industrial  10,856 Leasehold On application DLP 

1B Main Ave, Brackla, Bridgend Industrial  2,750 Leasehold On application DLP 

Tremains Road, Bridgend Industrial 1,946 Leasehold £25,000 Cooke & Arkwright 
 Total 456,443 sq ft (42,405 sq m)  

*Table excludes the Ford engine plant which is not yet on the market – 2.11 million sq ft according to the Valuation Office 
Agency 
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Figure 9: Employment development land to let or for sale in Bridgend County Borough (source: EG 
PropertyLink & agents) 
 

Address Property 
Type 

Area  
acres 

Area 
ha 

Sale or 
rent 

Price Agent 

JR Transport, Waterton Bridgend Industrial 5.6 2.27 Freehold On application DLP 

Plot G7, Bridgend Ind Est Industrial  1.1 0.45 Leasehold On application DLP 

Plot 3, North Road, Bridgend Industrial 0.5 0.20 Leasehold £30k per acre DLP  

Plot G1, North Rd, Bridgend,  Industrial 0.7 0.28 Leasehold £21,000 pa DLP 
Plot D32, Bridgend Ind Est Industrial 0.27 0.11 Leasehold £10,454 DLP 

Plot G10, Bridgend Ind Est Industrial 1.5 0.61 Leasehold £30k per acre DLP 

Plot G11, Bridgend Ind Est Industrial 5.3 2.14 Leasehold £30k per acre DLP 

Plot G12, Bridgend Ind Est Industrial 4.3 1.74 Leasehold £40k per acre DLP 
Compounds, Main Ave, Brackla Industrial 0.9 0.36 Leasehold On application DLP 

Trewsfields Ind Est, Bridgend Industrial  0.46 0.19 Leasehold £17,500 Watts & Morgan 

Brocastle, Waterton, Bridgend Industrial 3.0 1.21 Freehold On application Watts & Morgan 

Plot A, Pencoed Tech Park Business Park  5.17 2.09 Freehold Under offer Knight Frank 
Plot B, Pencoed Tech Park Business Park 2.70 1.09 Freehold Available Knight Frank 

Plot C, Pencoed Tech Park Business Park 5.70 2.31 Freehold Available Knight Frank 

Plot D, Pencoed Tech Park Business Park  5.70 2.31 Freehold Under offer Knight Frank 

Plot E, Pencoed Tech Park Business Park 4.03 1.74 Freehold Under offer Knight Frank 
Plot F, Pencoed Tech Park Business Park 4.37 1.77 Freehold Under offer Knight Frank 

Plot G, Pencoed Tech Park Business Park  3.52 1.42 Freehold Under offer Knight Frank 

Plot H, Pencoed Tech Park Business Park 5.10 2.06 Freehold Under offer Knight Frank 

Plot I, Pencoed Tech Park Business Park 3.62 1.47 Freehold Available Knight Frank 

Plot 1, Brocastle, Bridgend Business Park 4.17 1.68 Freehold On application JLL 
Plot 2, Brocastle, Bridgend Business Park 10.56 4.27 Freehold On application JLL 

Plot 3, Brocastle, Bridgend Business Park 3.93 1.59 Freehold On application JLL 

Plot 4, Brocastle, Bridgend Business Park 6.98 2.83 Freehold On application JLL 

Plot 5, Brocastle, Bridgend Business Park 4.86 1.96 Freehold On application JLL 
Plot 6, Brocastle, Bridgend Business Park 2.67 1.08 Freehold On application JLL 

Plot 7, Brocastle, Bridgend Business Park 4.05 1.64 Freehold On application JLL 

Plot 8, Brocastle, Bridgend Business Park 4.70 1.90 Freehold On application JLL 

Plot 9, Brocastle, Bridgend Business Park 3.78 1.53 Freehold On application JLL 
 Total 109.21 acres (44.3ha)  

 These figures do not include the Ford engine plant, which comprises circa 2.11 million sq ft on 45 ha 
(111 acres) and this site is expected to be formally marketed in Q4, 2021.   

The tables above are derived from data on-line from EG PropertyLink and commercial property agent websites, 
notably Knight Frank, JLL, Cooke & Arkwright, DLP, Watts & Morgan and Jenkins Best.  

The above data suggests there is still a significant quantum of secondhand floorspace available in the County, 
both offices and industrial. In terms of development land, the launch by Welsh Government of fully serviced 
development sites at Pencoed Technology Park and Brocastle means there is over 100 acres of development 
land available in the employment property market at present.  

4.2 Economic Evidence Base Update – Stantec UK Limited February 2021 

Section 5 – employment land requirement - we note the update provided by Stantec for the local authority in 
Section 5 of this paper. When considering the demand for new B class employment land, we should have 
regard to the following trends which are likely to reduce the scale of demand for allocated sites: 

1. More flexible working arrangements are now embedded into the work environment through the Covid-
19 pandemic. In our view, this is likely to mean a more intensive use of existing employment 
floorspace, which may impact upon demand for additional new employment floorspace and the 
business case for new development.  
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2. In the short to medium term, there is likely to be subdued demand for offices and secondhand 
availability will rise as companies shed floorspace as they pursue flexible working.  

3. New development of employment floorspace is hampered by a lack of viability. There is increased 
potential for new or refurbished industrial floorspace being delivered through the redevelopment of 
existing infill brownfield sites or the refurbishment of older industrial stock. Bridgend’s industrial base 
was mainly developed during the period WWII-1980s, and many units are obsolete, not least due to 
increased energy efficiency standards. Bridgend Industrial Estate, Waterton and Brackla/Litchard offer 
large units with low site densities suitable for redevelopment with the advantage that sites are serviced 
and located within popular industrial areas. 

The above points suggest the employment allocation is too large and the at Ty Draw Farm is the most logical 
site to de-allocate as a smaller employment requirement being arrived at. 

Section 6.3 Ty Draw Farm, Pyle – the EEB update sets out several conclusions regarding the Ty Draw site.  

• Employment land supply – see remarks above regarding new ways of working and redevelopment of 
existing sites.  

• Industrial floorspace – there is floorspace available within the county of Bridgend, see above. The 
critical issue however is whether a lack of floorspace will lead local companies to pay the level of rents 
required to make new development viable. In our view, what is more likely is low density yard, 
compound or operating centre. Such a use would be a difficult neighbour for residential.  

• Access points – access points have been installed however this sloping site still needs groundworks 
to be undertaken to create two development plateaus. This works will be substantial, and the cost 
would impact upon viability.  

• Residential amenity – it is not straightforward that any use of the site would be ‘… light industrial or 
flexible light industrial/office space that are compatible uses with residential’. A low-density site use for 
open storage including plant hire, scaffolding yard, operating centre, van hire and similar may involve 
24/7 working and HGV movements.  

• Woodland buffer – the woodland has grown over the decades and reduces the site profile. This would 
impact upon the site’s attractiveness for B1 office development, having said that, out of town office 
developers have dis regarded this site due to lack of tenant demand in this location.  

• Land East of Pyle – the 100-ha urban extension at ‘Land East of Pyle’ is allocated under Policy PLA5 
has better frontage and better access for larger vehicles serving employment uses. 
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5 Site specific constraints & summary 

5.1 Topography 

As referred to above, the site is sloping and will require groundworks to create development plateaus. The 
northern half of the site is steeply sloping with gradients more than 1:6 in this area. There is also an area of rock 
circa 1.0 m below the surface in this area. A topographical survey is attached as Appendix 5.  
 
The topography will constrain future development due to the poor gross to net ratio and the cost of undertaking 
the groundworks.  

 

5.2 Prominence and highways 

The site is shielded from the M4 and A4229 dual carriageway by a strip of woodland. This reduces visibility and 
the site’s attractiveness to larger occupiers. In addition, the shared access road means that any commercial 
traffic would be mixed with residential traffic. This would not be attractive to industrial occupiers who would also 
be concerned that the neighbouring residential use might lead to restrictions on operating hours.  

5.3 Viability 

The site has been on the market for many years, both promoted by the public sector (LAW / WDA / WG) and 
Lambert Smith Hampton, a well-respected firm of commercial property agents. This marketing has been without 
success, and this may be both due to the lack of occupier enquiries (who have a choice of plentiful sites and 
buildings in both Bridgend and Port Talbot) but also the issue of site viability.   

The costs of developing the site are significant and the necessary ground works will lead to a poor gross to net 
land area. Developers have not speculatively developed employment floorspace in this location due to the high 
costs of development and relatively low rental and capital values achievable. In the 2000s, B1 office 
development took place at scale on motorway junctions across the region however the subject site remained 
undeveloped with lower levels of demand in this part of the region.  

There has been only limited development of new industrial floorspace however developers much prefer the M4 
corridor in south-east Wales which is seen as the prime market for commercial floorspace. There is evidence of 
developers looking further west to Bridgend however the schemes underway there are generally supported by 
EU ERDF funding or Property Development Grant.  

5.4 Summary  

This report seeks to provide an overview of the employment land market in Bridgend and wider Cardiff Capital 
Region. There has been a slow but steady take-up of employment land across Cardiff Capital Region but with a 
focus upon those ‘shovel-ready’ serviced sites rather than sites with significant upfront groundworks costs and 
uncertain timescales for delivery.  

Bridgend is a county of economic contrasts stretching from the prosperous M4 corridor through to the Bridgend 
Valleys. Whilst Pyle sits alongside the M4 motorway, it is dominated in an employment context by Bridgend to 
the east. The fact that Bridgend has such a large amount of employment floorspace, across multiple industrial 
estates and business parks means that there is usually available secondhand floorspace available.  
 
Our research illustrates a significant quantum of both office and industrial floorspace already on the market, a 
position which will only worsen as the Ford engine plant becomes available alongside likely closures in the 
supply chain. There is limited evidence of speculative development in the stronger business environment of 
Bridgend however this is usually on plateaued development sites prepared by the public sector and supported 
by grant aid or structural funding.  
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The subject site is constrained in terms of lack of profile and prominence whilst the sloping topography would 
require a substantial earthworks programme to bring the site forward for development. The site has been 
allocated for over 40 years and has not been taken up, in our view due to a combination of weak occupier 
demand and the broad viability concerns which stop new development in many places across Wales.  
 
The size of the site means it is no longer ‘strategic’ and any development of this site is likely to conflict with the 
critical mass of residential property in the area.   
 
 

We would be pleased to answer any queries relating to this report. 

Your sincerely, 

 

Chris Sutton BSc. MRICS 

Sutton Consulting Limited 
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APPENDIX 1 

 

Historic marketing particulars for Ty Draw Farm – 1989, Land Authority for Wales 
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APPENDIX 2 

 

Marketing particulars for the employment allocation – Lambert Smith Hampton January 2014 
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APPENDIX 3 

 

Industrial transactions in Bridgend County Borough 12 months to 30 June 2021  

Source: Industrial Agents Society (South Wales branch) 
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Month  
Unit 
No. 

Estate Address  Area  
Rent Per 
annum 

Rent/ 
Sq. Ft. 

Size 
ft2 

Use Class Tenure  Tenant/ Purchaser 

Aug-20 
Unit 
3 

Block 4 Newlands 
Ave Brackla 

£9,500 £5.68 1,671 B2 Leasehold 
All Types Motor Factors 
Ltd. 

Jul-20 
03-
Jul 

Tythegston Ind Est 
Bridgend Bridgend 

£25,000 £3.28 7,617 B8 Leasehold 
Tructyre Fleet 
Management  

Aug-20 2300 
Central Park, 
Bridgend Ind Est Bridgend 

£22,750 
£6.50 

3,500 B2 Leasehold 
Surviva Ltd 

Nov-20 
1 

Coychurch Ind. 
Est. 

Bridgend 
£55,000.00 £7.15 7,643 

Sui Generis Leasehold 
VMS Fleet Management 
Ltd. 

Dec-20 3 Coity Crescent Bridgend £9,750 £6.50 1,500 B8 Leasehold WAM Enterprises Ltd. 

Jan-21 
37a  

Sturmi Way, 
Village Farm  Bridgend 

£13,875 £7.50 
1,850 

B1 Leasehold 
Davem Training Ltd. 

Jan-21 1 
Main Avenue, 
Brackla Ind Est 

Bridgend 
£35,000.00 £6.48 5,400 

Other Leasehold 
Merlin Stores Ltd. t/a 
'One Stop' 

Jan-21 4 
Kestrel Close, 
Bridgend Ind Est Bridgend 

£16,700 £5.50 3,039 B8 Leasehold 
Support Penybont Ltd. 

Mar-21 16 Cheapside Bridgend £7,950.00 £7.98 996 B8 Leasehold Pheonix Nutrition Ltd. 

Mar-21 Land 
Newlands Avenue, 
Brackla Ind Est 

Bridgend £275,000   N/A B8 Freehold 
Bluebird Developments 
Ltd. 

Mar-21 14 Coegnant Close Bridgend £685,000.00 £45.85 14,941 B1/2/8 Freehold Centregreat 

Apr-21 16 Cheapside  Bridgend £7,950 £7.98 996 B1, B2, B8 Leasehold Phoenix Nutrition Ltd 

Apr-21   
Newlands Avenue, 
Brackla Ind Est Bridgend 

£275,000     B1, B2, B8 Freehold 
Diploma Developments 

May-21 2 
Compound 2-5 
Bridgend Ind Est Bridgend 

£25,000     B1, B2, B8 Leasehold 
Engineering Services Ltd 

May-21 G6 
North Road, 
Bridgend Ind Est Bridgend 

£85,250     B1, B2, B8 Leasehold 
Werneck Buildings Ltd 

Jun-21 2410 Central Park  Bridgend  £24,902 £6.52 3,821 B1, B2, B8 Leasehold 
National Veterinary 
Services 
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APPENDIX 4 

 

Industrial transactions in South Wales 12 months to 30 June 2021  

Source: Industrial Agents Society (South Wales branch) 
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Month  Unit No. Estate Address  Area  
Rent 
Sq. Ft. Size ft2 Use Class Tenure  Tenant/ Purchaser 

New 
Build?? 

Jul-20 Unit 1 
Gelligron Industrial 
Estate, Porth RCT £7.24  556 B1/B2/B8 Leasehold Softgel Solutions    

Jul-20 Unit 3 
ARD Business Park, 
Pontypool Torfaen £5.50  1,015 B1/B2/B8 Leasehold Rossers Dairies   

Jul-20 Unit 13 
ARD Business Park, 
Pontypool Pontypool £6.00  1,021 B8 Leasehold 

Rossers Dairies 
Limited   

Jul-20 Unit 7a 
Alexandra Industrial 
Estate, Cardiff Cardiff £5.67  1,200 B1 Leasehold Joseph Carpentry   

Jul-20 Unit 3 
Gelli Industrial 
Estate, Pentre RCT £4.75  1,264 B1/B2/B8 Leasehold Advasign Limited   

Jul-20 Unit 13 
Forgehammer Ind 
Est Cwmbran Cwmbran £5.26  1,998 B1 Leasehold 

Customise R Us 
Ltd   

Jul-20 Unit 10 
Forgehammer Ind 
Est, Cwmbran Cwmbran £5.15  2,039 B1 Leasehold 

Poly Technical 
Limited   

Jul-20 Unit A3 
The Laurels, 
Wentloog, Cardiff Cardiff £5.55  2,116 B1 Leasehold 

Caprican 
Homecare Limited   

Jul-20 Unit 7 
Newport Business 
Centre, Newport Newport £5.00  2,325 B1 Leasehold Loopster Limited   

Jul-20 Unit 8 
Alexandra Industrial 
Estate, Cardiff Cardiff £4.26  2,995 B2 Leasehold Private individual   

Jul-20 
Unit 314 & 
318 

Springvale Ind 
Estate, Cwmbran Cwmbran £6.61  3,028 B1 Leasehold Aluview Ltd   

Jul-20 
Unit C12 & 
C13 

Dyffryn Business 
Park Ystrad Mynach Ystrad Mynach £5.15  3,203 B8 Leasehold 

Motor Parts Direct 
Limited   

Jul-20 Unit 14 
Greenhill Court, 
Cardiff Cardiff £6.49  3,543 B1/B2/B8 Leasehold Ace Alloys   

Jul-20 1 to 3 Ifton Industrial Park Caldicot £4.44  4,479 B8 Leasehold 
Muca Motors 
Limited   

Jul-20 28 Bessemer Road Cardiff £4.75  4,625 B8 Leasehold 
Body & Soul 
Autoworks Ltd   

Jul-20 Unit W2 
Capital Business 
Park Cardiff Cardiff £7.52  4,802 B1 Leasehold 

You Can Clinic 
Limited   

Jul-20 Unit 4 
Parc Ty Glas, 
Llanishen, Cardiff Cardiff £6.17  5,831 B8 Leasehold 

Cardiff & Vale 
Health Board   

Jul-20 Unit D  
De Clare Industrial 
Estate  Caerphilly  £4.50  5,843 B8 Leasehold Makura Sports    

Jul-20 Units 4 & 5 
Ty Verlon Ind 
Estate, Barry Barry £6.00  6,340 B1 Leasehold Dimesion 8 Ltd   

Jul-20 Units 3-7 
Tythegston Ind 
EstBridgend Bridgend £3.28  7,617 B8 Leasehold 

Tructyre Fleet 
Management    

Jul-20 Unit C 
Neath Vale Supplier 
Park, Resolven 

Neath Port 
Talbot £4.50  10,200 B1/B2/B8 Leasehold 

John Pearce 
Transport   

Jul-20 Unit G 
Croespenamen 
Industrial Estate Caerphilly £3.50  10,840 B1/B2/B8 Leasehold Private Individual   

Jul-20 4 & 5 
Hirwaun Industrial 
Estate Aberdare £16.61  19,868 B2 Freehold 

Euro Tech Pension 
Scheme   

Jul-20 Unit 1  
Lakeside, St Mellons 
Business Park  Cardiff  £4.50  30,553 B8 Leasehold BBC    

Jul-20 Site Traston Road Newport £20,000.00    B8 Leasehold We Hire Ltd   

Aug-
20 Units 4 

Gelligron Industrial 
Estate, Porth RCT £7.24  556 B1/B2/B8 Leasehold 

Mecpipe 
Installations   

Aug-
20 Unit 10 

Evtol Trading 
Estate, Newport Newport £6.49  1,001 B8 Leasehold 

Halab Al Shahba 
Ltd   

Aug-
20 Unit 1 Timberyard, Cardiff Cardiff £8.00  1,250 B1 Leasehold Private individual   

Aug-
20 Unit 77 

Springvale Ind 
Estate, Cwmbran Cwmbran £7.93  1,451 B1 Leasehold Private individual   

Aug-
20 Unit 3 

Endeavour Close, 
Port Talbot 

Neath Port 
Talbot £6.86  1,500 B1/B2/B8 Leasehold Private Individual   

Aug-
20 Unit 3 

Block 4 Newlands 
Ave Brackla £5.68 psf. 1,671 B2 Leasehold 

All Types Motor 
Factors Ltd.   

Aug-
20 Unit 14 

Maesglas Ind 
Estate, Newport Newport £6.54  2,140 B1 Leasehold 

Driveline Holdings 
Ltd   

Aug-
20 Unit 8B 

Charnwood Park, 
Cardiff Cardiff £6.57  2,206 B1 Leasehold 

Berry Support 
Solutions Limited   

Aug-
20 Unit 19 

Withey Court, 
Dyffryn Caerphilly Caerphilly £4.00  2,523 B2 Leasehold 

Alu Pro South 
West Ltd   

Aug-
20 E4 

West Point Industrial 
Estate Cardiff £5.62  2,845 B8 Leasehold 

ADL Detailing 
Services Limited.   

Aug-
20 B6 

West Point Industrial 
Estate Cardiff £7.00  3,108 

B1/ B2/ 
B8 Leasehold Nextbike   

Aug-
20 12 

Regent Trade Park, 
Ocean Way Cardiff £10.00  3,190 B8 Leasehold Wurth (UK) Ltd   

Aug-
20 3 

Towngate Industrial 
Estate Cwmbran £5.75  3,300 B8 Leasehold Vimto Ltd   

Aug-
20 2 Viaduct House Merthyr £4.53  3,300 

B1/ B2/ 
B8 Leasehold 

SJ Aerobic 
Gymnastics   

Aug-
20 2300 

Central Park, 
Bridgend Ind Est Bridgend £6.50  3,500 B2 Leasehold Surviva Ltd   

Aug-
20 Unit C6.3 

Treforest Industrial 
Estate, Pontypridd Pontypridd £7.01  4,729 B1 Leasehold 

Survey Safety 
Lifting Limited   
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Aug-
20 Unit H22 

Ashmount Business 
Park, Swansea Swanea £4.50  5,358 B8 Leasehold 

Funeral Services 
Limited.   

Aug-
20 7 

Fairfield Industrial 
Estate Cardiff £5.51  6,622 B8 Leasehold JPS Sport Limited   

Aug-
20 5 Ipswich Road Cardiff £5.71  7,000 B8 Leasehold Rinus Roofing Ltd   

Aug-
20 Unit 15 

Newport Business 
Centre Newport £5.00  7,021 B8 Leasehold 

Aneurin Bevan 
Health Board   

Aug-
20 Units 1-2 

Glan-y-Llyn 
Industrial Estate, 
Cardiff RCT £5.00  7,025 B1/B2/B8 Leasehold Fuel Active Limited   

Aug-
20 Building 6 

Tagomago Business 
Park, Cardiff Cardiff £2.74  14,593 B1 Leasehold Hardshell (UK) Ltd   

Aug-
20 6 Trident Trade Park Cardiff £3.33  21,000 B8 Leasehold SSC - FC   

Aug-
20 11 

Edwards Business 
Park Llantrisant £3.00  40,285 

B1/ B2/ 
B8 Leasehold Fortune Woods   

Sep-
20   

Afan valley Car Site, 
Cwmavon Road Port Talbot £106.01  1,132 Car sales Freehold Private Individual   

Sep-
20 Unit 24 

Highfields Ind 
Estate, Ferndale Ferndale £4.01  1,159 B1 Leasehold 

CAM-C 
Engineering    

Sep-
20 Unit 2B 

Freemans Parc, 
Cardiff Cardiff £8.00  1,517 B8 Leasehold 

AtoZ Drinks 
Limited   

Sep-
20 20C 

Springvale Industrial 
Estate Cwmbran £5.55  1,532 

B1/ B2/ 
B8 Leasehold Phoenix Wraps   

Sep-
20 Unit 19A 

Maesglas Industrial 
Estate, Newport Newport £6.54  2,140 B8 Leasehold 

Powerhouse Safe 
Vape Ltd   

Sep-
20 Unit 18 

Newport Business 
Centre, Newport Newport £5.00  2,331 B8 Leasehold 

Roberts Recycling 
Ltd   

Sep-
20 1 Viaduct House Merthyr £4.50  3,422 

B1/ B2/ 
B8 Leasehold NHS   

Sep-
20 Unit 12 

Highfields Ind 
Estate, Ferndale Ferndale £3.25  3,448 B8 Leasehold 

Atherton 
Distribution Ltd   

Sep-
20 37 John Baker Close Cwmbran £4.86  3,598 B1/B2/B8 Leasehold Smartbuy Garage   

Sep-
20 16A 

Springvale Industrial 
Estate Cwmbran £5.00  3,709 

B1/ B2/ 
B8 Leasehold Sterling Jaguards   

Sep-
20 Unit 3E 

Albany Ind Estate, 
Newport Newport £5.25  4,435 B8 Leasehold 

Hell Beverages UK 
Ltd   

Sep-
20 42 

Portmanmoor Road 
Industrial Estate Cardiff £4.92  4,472 B2 Leasehold 

Sinclair Garages 
Limited   

Sep-
20 7&8 

Woodside Way, 
Springvale Ind Est Cwmbran £5.00  5,070 

B1/ B2/ 
B8 Leasehold IWA Fit   

Sep-
20 13 

Llandough Trading 
Estate Cardiff £5.25  7,370 Other Leasehold 

Planet Gymnastics 
CIC   

Sep-
20 Unit 3 

Hirwaun Industrial 
Estate RCT £3.50  10,400 B1/B2/B8 Leasehold Taz Rock   

Sep-
20 Building 6 

Edward House, 
Tagomago Business 
Park, Cardiff Cardiff £3.57  11,189 B1/B2/B8 Leasehold Hardshell    

Sep-
20 Unit 2 & 3 

Lonlas Industrial 
Estate, Skewen Skewen £4.80  12,512 B1 Leasehold 

Quartzize 
Worktops Limited   

Sep-
20 1 & 2 

Pacific Business 
Park, Ocean Park Cardiff £5.41  18,500 B2 Leasehold Smart Body Shop   

Sep-
20 Unit 3a & 14 

Newport Business 
Centre, Newport Newport £4.00  19,305 B2 Leasehold 

Carmeleon 
Preparation Centre 
Ltd   

Sep-
20 2 

Tafarnabach Ind 
Est, Tredegar, Blaenau Gwent  n/a 43,114 B2 Freehold 

Dragon Recycling 
Solutions Ltd.   

Sep-
20 Unit 2A 

Pen-y-fan Industrial 
Estate, Crumlin Caerphilly £4.50  59,880 B1/B2/B8 Leasehold Orangebox   

Oct-20 3 

Plasmarl Industrial 
Estate, Swansea, 
SA6 8JG Swansea £5.24  3,337 B1 Leasehold CMP Carpentry Ltd   

Oct-20 44 
Gelli Industrial 
Estate, Pentre Pentre £5.50  979 B8 Leasehold Private Individual   

Oct-20 22 
Endeavour Close, 
Port Talbot Port Talbot £6.50  1,743 B1 Leasehold 

Revolution Project 
Services Ltd   

Oct-20 3 
Rassau Industrial 
Estate, Ebbw Vale Ebbw Vale £4.00  4,460 B2 Leasehold 

Express Contract 
Drying Limited   

Oct-20 11 
Forgehammer Ind 
Estate, Cwmbran Cwmbran £5.20  2,018 B1 Leasehold 

Mogul Mechanical 
Engineering Ltd   

Oct-20 2 
Gateway Buildings 
Tredegar Tredegar £27.77  12,603 B1/B8 Freehold 

Platt Packaging 
Ltd   

Oct-20 39 
Albion Industrial 
Estate, CF37 4NX Cilfynydd £6.00  3,785 B8 Leasehold 

Atherton 
Distribution Ltd   

Oct-20 4 
Goatmill Road 
Merthyr Tydfil Merthyr Tydfil £43.63  14,899 B1/B8 Freehold 

PW Commercial 
Company Limited   

Oct-20 18 
Abercarn Industrial 
Estate Abercarn   2,000 B2 Leasehold     

Oct-20 1 
Spring Garden, 
Whitland  Carmarthenshire £3.12  16,000 B8 Leasehold Confidential   

Oct-20 31a 
Leeway Industrial 
Eststae Newport £4.27  3,395 B2       

1023



 
 

 

Oct-20 23 
Leeway Industrial 
Eststae Newport £4.00  4,200 B2   Phoenix Auto   

Oct-20 15c 
Moy Road Industrial 
Estate Taffs Well £4.95  14,900 B1 Leasehold 

Rivus Fleet 
Solutions Ltd.   

Oct-20 H Llewellyn's Quay Port Talbot £3.00  3,305 B8 Leasehold APMS Ltd.   

Oct-20  A & E 
Prospect Park SA5 
4ED Swansea £2.58  15,503 B2 Leasehold Click Above Ltd   

Oct-20 6 Hawtin Park,  
Gellihaf, 
Blackwood N/A 92,500 B8 Leasehold 

Atlantic Trading 
Services Limited   

Oct-20 8 
Swift Business 
Centre, Cardiff  Cardiff £9.85  812 B2 Leasehold 

Eco Food Service 
Ltd   

Oct-20 10 & 11 
Fairfield Industrial 
Estate Cardiff £9.95  1,960 B1/B2/B8 Leasehold MSC Nutrition Yes 

Oct-20 12 
Fairfield Industrial 
Estate Cardiff £9.33  1,500 B1/B2/B8 Leasehold SW Fleming Yes 

Oct-20 15 
Fairfield Industrial 
Estate Cardiff £9.60  1,250 B1/B2/B8 Leasehold 

Workforce 
Property 
Maintenance Yes 

Oct-20 20 
Llandough Trading 
Estate Cardiff £5.75  6,628 B1/B2/B8 Leasehold 

EKF Diagnostics 
Limited   

Oct-20 D3 
Atlantic Gate 
Business Park Barry £7.51  1,863 B1/B2/B8 Leasehold 

Fusion Five 
Removals   

Oct-20 7 
Eastgate Business 
Park Cardiff £5.82  5,156 B1/B2/B8 Leasehold 

Elemental Inks & 
Chemical Ltd   

Oct-20 8 
Bryn Cefni Industrial 
Estate, Llangefni Gwynedd £4.53  21,911 B1/2/8 Leasehold     

Oct-20 11 
Vastre Industrial 
Estate Newtown £3.00  3,132 B2 Leasehold     

Oct-20   
Land at Maesglas 
Retail Park, Newport Newport N/A N/A B1/B2/B8 Freehold 

Commercial 
Developments 
Projects   

Oct-20 4 
Avana Business 
Park, Rogerstone Rogerstone £3.25  33,230 B1/B2/B8 Leasehold Loungers UK   

Oct-20   
Aggreko Premises, 
Seaway Parade Port Talbot N/A 6,900 B1/B2/B8 Freehold Portacover   

Nov-
20 74 

Springvale Industrial 
Estate Cwmbran Cwmbran £7.50  1,500 B1 Leasehold Slbz & Sons Ltd   

Nov-
20 19 

Greenway W’shops 
Caerphilly Caerphilly £7.75  940 B1 Leasehold Hogan Welding   

Nov-
20 8 

Ynyswen Ind Estate, 
Treorchy, CF42 6EP Treorchy £5.25  1,125 B1 Leasehold Private Individual   

Nov-
20 5 

Varlin Ind Estate, 
Caerphilly Caerphilly £5.00  4,719 B1/B8 Leasehold J Manny Limited   

Nov-
20 3 

Pontymister Ind 
Estate, Newport Newport £8.75  1,120 B8 Leasehold 

All Wales 
Ambulance    

Nov-
20 1 

Nash mead, Q 
Meadows Newport £40.25  11,800 B2 Freehold     

Nov-
20 29 

Llantarnam 
Industrial Park Cwmbran £6.00  1,500 B2 Leasehold CLC Limited   

Nov-
20 12 

Withey Court, 
Dyffryn Ind Est Caerphilly  £3.75  5,014 B8 Leasehold 

Landscapes 4 
Learning Ltd   

Nov-
20 9b Charnwood Park Cardiff £7.56  1,984 B1 Leasehold Severn Screen Ltd.   

Nov-
20 1 Coychurch Ind. Est. Bridgend £7.15  7,643 

Sui 
Generis Leasehold 

VMS Fleet 
Management Ltd.   

Nov-
20 5 

Avana Business 
Park Newport £5.00  11,000 B8 Leasehold 

Oak Furnitureland 
Ltd.   

Nov-
20 28 

Queensway 
Meadows Ind Est Newport £63.38  14,988 B1/B2/B8 Freehold 

Generator Power 
Limited   

Nov-
20 3 

Fairfield Industrial 
Estate Cardiff £5.53  4,518 B1/B2/B8 Leasehold 

Quality Carpets 
Direct Limited   

Nov-
20   

Hendy Industrial 
Estate Swansea £33.90  6,490 B1/B2/B8 

Long 
Leasehold 

Peter Reynolds 
Properties Limited   

Nov-
20 IC2 

Ely Valley Business 
Park Pontyclun £7.09  3,526 B1/B2/B8 Leasehold 

Blue Sky Digital 
Solutions Limited   

Nov-
20 A3 

Frams Business 
Centre, Parc Busnes 
Edwards, Llantrisant RCT £7.04  1,790 B1/2/8 Leasehold     

Nov-
20 A1 & 2 

Frams Business 
Centre, Llantrisant RCT £6.70  3,580 B1/2/8 Leasehold     

Nov-
20 A5 

Penamser, 
Porthmadog Gwynedd £5.00  2,158 B1/2/8 Leasehold     

Nov-
20 8 

Griffin Industrial 
Estate Gwynedd £4.00  3,232 B1/2/8 Leasehold     

Nov-
20 4 

Highfields Industrial 
Estate, Ferndale Ferndale £4.25  1,200 B1/B2/B8 Leasehold Mr Gavin Quinn   

Nov-
20 13 

Endeavour Close, 
Port Talbot Port Talbot £6.50  1,092 B1/B2/B8 Leasehold 

Sheds Ahead 
Limited   

Nov-
20  2-3 

Tagomago Park, 
Cardiff Cardiff £6.89  5,296 B1/B2/B8 Leasehold 

Avanti Media 
Limited   

Nov-
20  A 

Moy Road Industrial 
Estate, Taffs Well Taffs Well £4.52  26,569 B1/B2/B8 Leasehold UKWG   
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Nov-
20 35 

Rassau Industrial 
Estate, Ebbw Vale Ebbw Vale £3.50  20,500 B1/B2/B8 Leasehold Tribotics Limited   

Nov-
20 3 

Glan-y-Llyn Ind Est, 
Taffs Well Taffs Well £5.60  3,000 B1/B2/B8 Leasehold 

Genesis Marketing 
& Events   

Nov-
20 14 

Fairfield Industrial 
Estate, Taffs Well Taffs Well £10.00  1,250 B1/B2/B8 Leasehold RJ Flooring   

Nov-
20 13 

Fairfield Industrial 
Estate, Taffs Well Taffs Well £10.00  1,250 B1/B2/B8 Leasehold Hard Lines   

Dec-
20 5 

ARD Business Park, 
Pontypool Pontypool £6.09  1,000 B1/B2/B8 Leasehold Mr Ross Marchant   

Dec-
20 57 

Llantarnam Park, 
Cwmbran Cwmbran £4.80  11,905 B1/B2/B8 Leasehold 

Unify Brand 
Partnerships   

Dec-
20   

Land at Alexandra 
Dock, Newport Port Newport N/A N/A B1/B2/B8 Leasehold AO   

Dec-
20   

Queensgate, Cardiff 
Port Cardiff N/A N/A B1/B2/B8 Leasehold IVG Limited   

Dec-
20 2 

Senlan Industrial 
Estate, Cardiff Cardiff £4.86  6,173 B1/B2/B8 Leasehold YC Sports   

Dec-
20  D1 

Coed Cae Lane, 
Pontyclun Pontyclun £7.07  1840 A3/A5 Leasehold Greggs   

Dec-
20 4 

Varlin Court, 
Caerphilly Caerphilly £5.08  3316 B1/B8 Leasehold 

B&B Industrial 
Doors (UK) LTD   

Dec-
20 6 

Forgehammer Ind 
Estate, Cwmbran Cwmbran £5.25  2000 

Sui 
Generis Leasehold Private Individual   

Dec-
20 4 Dyfrig Road, Ely Cardiff £4.66  2,577 B2 Leasehold     

Dec-
20 5 Factory Road Newport £3.00  5,000 B2 Leasehold     

Dec-
20 4E 

Withey Court, Ty 
Coch Way Cwmbran £4.75  2,998 B8 Leasehold 

Broadway Partners 
LLP   

Dec-
20 3 Coity Crescent Bridgend £6.50  1,500 B8 Leasehold 

WAM Enterprises 
Ltd.   

Dec-
20 15 

Waterside Business 
Park Cardiff £91.27  1,271 B2 

Long 
Leasehold 

Coppice Bedrooms 
Ltd.   

Dec-
20 6 

St Catherines Park, 
Cardiff  Cardiff £7.49  1,800 B2 Leasehold Oryx Furniture    

Dec-
20 3 

Tafarnaubach 
Industrial Estate Tredegar £16.43  103,454 B1/B2/B8 Freehold 

Roe Timber Frame 
Holdings Limited   

Dec-
20   

Premier House, 
Western Ind Est Caerphilly £39.34  61,000 B1/B2/B8 Freehold Polypipe Limited   

Dec-
20 3 

Eastgate Business 
Park Cardiff £5.95  5,044 B1/B2/B8 Leasehold 

Glass Facades 
Limited   

Dec-
20 E3 

South Point IE, 
Cardiff Cardiff £78.20  3,197 B2 Freehold     

Dec-
20 P5 

Capital Business 
Park, Cardiff Cardiff £86.05  2,150 B2 

Long 
Leasehold     

Jan-21   
Yard/Land at 
Edwards Works, 
Llandarcy Neath 

N/A N/A B8 Leasehold 
In Good Nic Ltd   

Jan-21 19 
Withey Court, 
Dyffryn Ind Est  Caerphilly 

£4.00 2,523 B2 Leasehold 
Alu Pro Ltd   

Jan-21 
4 

Ipswich Road 
Cardiff 

£7.15 
5,600 

B8 Leasehold 
Exo Supplies Ltd   

Jan-21 28 
Cwmdu Park Swansea  

£10.50 4,000 B8 Leasehold 
Dulux    

Jan-21 2 Transport Yard, 
Abercllechau Road Wattstown 

£3.43 5,823 B8 Leasehold 
South Wales 
Sleeper Supplies 
Ltd   

Jan-21   Tech Board, Rassau 
Industrial Estate Ebbw Vale 

£27.62 172,000 B2 Freehold 
Welsh Government   

Jan-21 
9 

Atlantic Trading 
Estate Barry 

£4.17 
18,000 

B2 Leasehold Forward Waste 
Management Ltd   

Jan-21   Hadfield House, 
Hadfield Road Cardiff 

£59.46 18,500 Other Freehold 
Euro Food Group   

Jan-21   Oak House, St 
Mellons Bus Pk 

Cardiff £81.60 
9,804 

B1 Freehold 
Cardiff Council   

Jan-21 E 
Whittle Road Cardiff 

£6.00 3,000 B8 Leasehold 
Marketspace Ltd   

Jan-21 
7 

Atlantic Business 
Park, Hayes Lane Barry 

£101.51 
1,453 

B8 
Long 
Leasehold 

Kellaway 
Commercial   

Jan-21   Gelligron Industrial 
Estate, Tonyrefail RCT 

£90.16 
2773 

B1 Freehold 
Private Investor   

Jan-21 
16A 

 Maesglas Industrial 
Estate Newport 

£6.54 
2140 

B8 Leasehold 
Spirit of Wales Ltd   

Jan-21 5  Forgehammer Ind 
Est 

Cwmbran £5.28 
1,988 

B1 Leasehold My Pro Planner 
Limited   

Jan-21 5  Estuary Court, 
Newport Newport 

£8.92 
1737 

B1 Leasehold 
Dextra 
Construction UK 
Ltd   

Jan-21 101  Portmanmoor Road 
Ind Estate, Cardiff Cardiff 

£6.04 
2070 

B1 Leasehold 
Capital UPVC Ltd   

Jan-21 Unit 3 Merthyr Tydfil Ind 
Est Pentrebach  Merthyr Tydfil  

£5.25 6,370   leasehold MERTHYR CAR 
AUCTION   
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Jan-21 Unit 15 Waterside Business 
Park, Wentloog Cardiff 

£90.50 1,271 B1 
Long 
Leasehold 

Coppice Bedrooms 
Ltd.   

Jan-21 
Unit 37a  

Sturmi Way, Village 
Farm Ind. Est., Pyle Bridgend 

£7.50 
1,850 

B1 Leasehold Davem Training 
Ltd.   

Jan-21 
Units S1-
S2, + S3 

Capital Business 
Park, Wentloog Cardiff 

£5.58 14,325 B8 Leasehold SSC Fulfilment 
Ltd.   

Jan-21 Unit 1 Main Avenue, 
Brackla Ind Est 

Bridgend 
£6.48 5,400 

Other Leasehold Merlin Stores Ltd. 
t/a 'One Stop'   

Jan-21 Unit 4 Kestrel Close, 
Bridgend Ind Est Bridgend 

£5.50 3,039 B8 Leasehold Support Penybont 
Ltd.   

Jan-21 2 
Aberaman Industrial 
Estate Aberdare £6.38 

3,056 B1/2/8 LH 
Toolstation   

Jan-21 D Vastre Industrial 
Estate 

Newtown 
£2.95 36,357 

B1/2/8 LH 
DPD Group   

Jan-21 14d Severnbridge 
Industrial Estate Caldicot 

£5.83 2,400 B1,B2,B8 Leasehold The Competition 
Guys   

Jan-21 Tinmasters Severnbridge 
Industrial Estate Caldicot 

£16.71 
86,759 

B1,B2,B8 Freehold 
Private Individual   

Jan-21 
Sebden 
Steel 

Felnex Industrial 
Estate Newport 

£43.34 14,998 B1,B2,B8 Freehold 
DNOC Ltd   

Jan-21 Unit 5  Wern Trading 
Estate 

Rogestone 
£5.33 3,000 

B1,B2,B8 Leasehold Welsh Spare Parts 
Ltd   

Feb-
21 

J7 
Gellihiron  RCT 

£5.00 2,359 B2 Leasehold Kingswood 
Designs   

Feb-
21 

10 
Atlantic Business 
Park, Hayes Lane Barry 

£96.35 1,453 B8 
Long 
Leasehold Larmarque Ltd   

Feb-
21 

9 
Atlantic Business 
Park, Hayes Lane Barry 

£101.51 1,453 B8 
Long 
Leasehold Myles Harding   

Feb-
21 

4 
Atlantic Business 
Park, Hayes Lane Barry 

£8.26 1,453 B8 Leasehold 
K.O.T.J. Ltd   

Feb-
21 

8 
Atlantic Business 
Park, Hayes Lane Barry 

£101.51 1,453 B8 
Long 
Leasehold Sols Pension Fund   

Feb-
21 

12b  Pantglas Industrial 
Estate, Caerphilly  Caerphilly 

£4.28 
15,663 

B1 Leasehold Biological 
Preparations Ltd   

Feb-
21 103 

 Portmanmoor Road 
Ind. Est. Cardiff Cardiff 

£6.00 
2574 

B1 Leasehold 
Miles Hire Limited   

Feb-
21 30 

 Albion Ind Estate, 
Pontypridd RCT 

£6.25 
1419 

B1 Leasehold Ceaton Security 
Services Ltd   

Feb-
21 14 

 Riverside Industrial 
Estate, Treforest RCT 

£7.75 
1658 

B1 Leasehold Car Hire (Days of 
Swansea) Ltd   

Feb-
21 

C1  Coedcae Lane Ind 
Est, Llantrisant RCT 

£6.15 
1871 

B8 Leasehold Procurechain 
Limited   

Feb-
21 

15 Maesglas Industrial 
Estate, Newport Newport 

£6.54 
2140 

B1 Leasehold Inspired Living 
Renovations Ltd   

Feb-
21 4 

 Bridge Street, 
Tredegar Tredegar 

£5.65 
1150 

B2 Leasehold 
Private   

Feb-
21 

3 ARD Business Park, 
Pontypool RCT 

£6.25 
1015 

B1 Leasehold Sarah Louise 
Elliot-Moore   

Feb-
21 

4  ARD Business 
Park, Pontypool RCT 

£6.25 
1021 

B1 Leasehold 
S J Decorators   

Feb-
21 

6 Waterside Business 
Park (Phase 2) Cardiff N/A 

2,400 B1 Freehold 
Puma Floors   

Feb-
21 

7 Waterside Business 
Park (Phase 2) Cardiff N/A 

3,140 B1 Freehold Panoeye Capital 
Management L   

Feb-
21 

8 Glan-y-Llyn 
Industrial Estate Taffs Well #REF! 3,510 

B2 Leasehold 
Newport Printing 
Co Limited   

Feb-
21 4 

Charnwood Park, 
Cardiff CF10 4LZ   

  
3,463 

B8 Freehold 
Croeso Bars   

Feb-
21 

4 Portmanmoor Road 
Lane 

Cardiff 
£5.94 3,702 

B1/2/8 LH 
Private Individual   

Feb-
21 

Unit 5 Bertholey Farm, 
Llantrisant, Usk Usk 

£5.91 2,283 B1,B2,B8 Leasehold 
Trax Solutions Ltd   

Mar-
21 

K  
St Catherines Park  Cardiff  

£5.00 17,868 B8 Leasehold Bay Productions 
Limited    

Mar-
21   

Former Hi-Lex 
Building, Baglan  Port Talbot  

N/A 
93,913 

B2 Freehold 
Network Rail    

Mar-
21 4A Adelaide Street Newport 

£7.79 
1,797 

B8 Leasehold Nova Tonkin 
Limited   

Mar-
21 

  

Innova One, 
Tredegar Business 
Park Tredegar 

£4.00 
30,020 

B1 Leasehold Frontier Medical 
Group Limited   

Mar-
21   

Former Car 
Showroom, Slebech Haverfordwest 

£29.43 
37,377 

B8 Freehold 
J E Lawrence & 
Sons   

Mar-
21 

  
Samlet Road Swansea 

£7.35 
4,351 B1 

Leasehold 
Velindre NHS 
Trust   

Mar-
21 

16 
Ely Valley Business 
Park 

Pontyclun £8.57 
933 

B8 Leasehold 
Scan and Collate 
Ltd    

Mar-
21 

9 
Fairfield Industrial 
Estate 

Cardiff £5.54 
6,678 

B8 Leasehold 
Spartan Motors   

Mar-
21 Plot A Trident Park 

Cardiff N/A N/A B8 Leasehold 
Bad Wolf Studios   

Mar-
21 

53 - 56 
Portmanmoor Road 
Industrial Estate Cardiff 

N/A 47,932 Other Freehold 
Cardiff Council   
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Mar-
21 

2 Forgehammer Ind 
Estate, Cwmbran Cwmbran 

£5.06 
2074 

B1 Leasehold Andrew D'Auria 
Solutions Limited   

Mar-
21 

4  Forgehammer Ind 
Estate, Cwmbran Cwmbran 

£5.15 
2040 

B1 Leasehold 
Jack Robbins   

Mar-
21 

15  Forgehammer Ind 
Estate, Cwmbran Cwmbran 

£5.38 
1953 

B1 Leasehold 
SWL Couriers Ltd   

Mar-
21 

4 Rising Sun Industrial 
Estate B Gwent 

£3.03 
2966 

B1 Leasehold Davies Industrial 
Ltd   

Mar-
21 

7  (Former JD 
Marine), Swansea Swansea 

£13.33 
1500 

B2 Leasehold High Speed 
Transfers Limited   

Mar-
21 

11 Rising Sun Industrial 
Estate, Blaina Torfaen 

£2.79 
3891 

B2 Leasehold 
The Magic Cottage   

Mar-
21 

1  Priority Workshops, 
Ty Verlon Ind Est,  Barry 

£8.00 
1256 

B2 Leasehold Barry Island Spirits 
Co Limited   

Mar-
21 

13  Court Road Ind 
Estate, Cwmbran Cwmbran 

£5.20 
6151 

B2 Leasehold 
YGPREFAB LTD   

Mar-
21 

23  Forgehammer Ind 
Estate, Cwmbran Cwmbran 

£4.00 
4997 

B1 Leasehold Mogul Mechanical 
Engineering Ltd   

Mar-
21 5 

 Rising Sun Ind 
Estate, Blaina B Gwent 

£3.56 
3046 

B8 Leasehold 
Ian Phillips   

Mar-
21 

93  Portmanmoor Road 
Ind Estate, Cardiff Cardiff 

£8.54 
1054 

B8 Leasehold Tomahawk Doors 
Limited   

Mar-
21 

18  Estuary Court, 
Newport Newport 

£9.07 
1406 

B8 Leasehold 
GK Drilling Ltd   

Mar-
21 B3 

 Newport Business 
Centre, Newport Newport 

£5.00 
15845 

B1 Leasehold Brammer UK 
Limited   

Mar-
21 6 

 Pontymister Ind 
Estate, Newport Newport 

£8.69 
1122 

B1 Leasehold Thorne Rainwater 
Systems Ltd   

Mar-
21 

15B Prospect Park, 
Fforestfach Swansea 

£4.52 3,983 B8 Leasehold JWS Trade 
Clearance Ltd   

Mar-
21 

  
Parc Ty Glas Cardiff £4.00 

58,176 B8 Leasehold 
Royal Mail Group   

Mar-
21 

8 Waterside Business 
Park (Phase 2) 

Cardiff 
N/A 3,140 

B1 Freehold Tower Pension 
Trustees Limited   

Mar-
21 

21 Lambourne Cres, 
Llanishen, Cardiff    

  2,010 B8 Freehold 
Confidential   

Mar-
21 

5 Rhymney 
Riverbridge  Cardiff 

  2,772 B2 Leasehold Charles James 
Interiors   

Mar-
21 Unit 4b 

Rutherglen Centre, 
Sirius Drive Baglan 

£4.25 
19,980 

B2 Leasehold MM Engineering 
Ltd.   

Mar-
21 

Unit 16 Cheapside 
Bridgend 

£7.98 996 B8 Leasehold Pheonix Nutrition 
Ltd.   

Mar-
21 

Land Newlands Avenue, 
Brackla Ind Est 

Bridgend   N/A B8 Freehold Bluebird 
Developments Ltd.   

Mar-
21 B5 

Edwards Business 
Park Llantrisant £6.98 1,790 

B1/2/8 
LH JP Autos   

Mar-
21 

  
Penybanc Depot 

Ammanford 
£3.38 63,525 

B1/2/8 
LH Brecon Carreg   

Mar-
21 

14 
Coegnant Close 

Bridgend 
£45.85 14,941 

B1/2/8 FH 
Centregreat   

Mar-
21 

Site Aberaman Industrial 
Estate Aberdare £11,235.96 N/A   

LH 
Greens Self 
Storage   

Apr-21 C11 
East Point Industrial 
Estate  

Cardiff    3,221 B1,B2,B8 Leasehold First Cafes  
  

Apr-21 70 Portmanmoor Road  Cardiff    39,309 B1,B2,B8 Leasehold Wild Creations  
  

Apr-21 6 
Atlantic Business 
Park 

Barry   1,453 B1,B2,B8 
Long 
Leasehold  

Kellaway 
Construction    

Apr-21 3  Wern Trading 
Estate 

Rogestone 
  4,460 

B1,B2,B8 Leasehold 
WCCTV Ltd   

Apr-21 3 
Church Farm Usk  

  2,960 B1,B2,B8 Leasehold Monmouthshire 
Gate Co   

Apr-21 12 & 13 
Atlantic Business 
Park 

Barry   2,906 B1,B2,B8 
Long 
Leasehold  

Classic Decorator 
(Holdings) Ltd   

Apr-21 F & G 
Morganite Trading 
Estate  

Swansea    96,547 B1,B2,B8 Freehold 
Something 
Different 
Propoerties Ltd    

Apr-21   
Cardiff Print Works,  
Pacific Bus Park 

Cardiff  Undisclosed 44,117 B1,B2,B8 Freehold 
Ribston   

Apr-21 Site 13 
ABP Port of 
Swansea, Swansea   

Swansea  
N/A   

B1,B2,B8 
Leasehold 

C&D Transport 
Limited   

Apr-21 4 Maritime Workshops 
Pontypridd 

  612 
B1,B2,B8 

Leasehold 
Gray Stern 
Investments   

Apr-21 6 
Newport Business 
Centre Newport 

  1,819 B1,B2,B8 Leasehold 
Sanducu Log 
Buildings Ltd   

Apr-21 25 
Ty Verlon Industrial 
Estate Barry 

  2,086 B1,B2,B8 Leasehold 
Vale Veterinary 
Care   

Apr-21 10 
Alexandra Industrial 
Estate Cardiff 

  1,995 B1,B2,B8 Leasehold 
Great Escape 
Games Publishing   

Apr-21 24 
Waterside Business 
Park Cardiff 

  2,283 B1,B2,B8 Leasehold 
Islwyn Pugh 
Contractors   

Apr-21 16 
Cheapside  Bridgend 

£7.98 996 B1,B2,B8 Leasehold 
Pheonix Nutrition 
Ltd   
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Apr-21 4 
Llewellyns Quay Port Talbot 

£5.46 6,407 B1,B2,B8 Leasehold Tellus Industries 
Ltd.   

Apr-21   Newlands Avenue, 
Brackla Ind Est Bridgend 

    B1,B2,B8 Freehold Diploma 
Developments   

Apr-21 16b Springvale Industrial 
Estate  Cmwbran  

£5.00 
3801 

B1,B2,B8 Leasehold 
Dream Spas   

Apr-21 2 
Waller House Crickhowell 

  
3885 

B1,B2,B8 Leasehold 
Confidential    

Apr-21 3 Woodside, 
Springvale  Cwmbran  

£5.00 
1690 

B1,B2,B8 Leasehold 
Private Individual   

Apr-21 10b Edwards Business 
Park Llantrisant  

  
9300 

B1,B2,B8 Leasehold 
Purever   

Apr-21 4A Withey Court, Ty 
Coch Way  Cwmbran  

£5.00 2,996 B1,B2,B8 Leasehold 
Cherry Campers   

May-
21 

H 
Morganite Trading 
Estate  

Swansea    61,000 B1,B2,B8 Freehold 
Something 
Different    

May-
21 46 

Albion Industrial 
Estate Pontypridd   946 

B1,B2,B8 
Leasehold 

Sam Distributors 
Limited   

May-
21 16 

Albion Industrial 
Estate Pontypridd   1,950 

B1,B2,B8 
Leasehold 

Genu Prima 
Limited   

May-
21 33 

Albion Industrial 
Estate Pontypridd   470 

B1,B2,B8 
Leasehold Voltsecure Limited   

May-
21 20 

Greenway 
Workshops Caerphilly   1,895 

B1,B2,B8 
Leasehold 

CS Property & 
Maintenance   

May-
21 23 ARD Business Park Pontypool   1,409 

B1,B2,B8 
Leasehold 

Pre-eminant 
Worksurfaces    

May-
21 38 

Albion Industrial 
Estate Pontypridd   5,731 

B1,B2,B8 Leasehold GB Gorundworks 
Limited   

May-
21 10 

Riverbridge 
Business Park  Cardiff   2,892 

B1,B2,B8 Leasehold LF&E Refigerated 
Transport   

May-
21 A2 

Ashmount Business 
Park Swansea   5,618 

B1,B2,B8 Leasehold 
Nisbets PLC   

May-
21 5 

Heads of Valley 
Industrial Estate Rhymney   44,417 

B1,B2,B8 
Freehold 

Richards & 
Appleby   

May-
21   

Gwent Europark 
Magor 

  
  

B1,B2,B8 Leasehold 
EV Cargo   

May-
21 

11 Forgehammer 
Industrial Estate Cwmbran 

  2,018 B1,B2,B8 Leasehold 
Oasis Oils Ltd   

May-
21 

2 Compound 2-5 
Bridgend Ind Est Bridgend 

    B1,B2,B8 Leasehold Engineering 
Services Ltd   

May-
21 

8,9,11,12,13 Riverside, Treforest 
Industrial Estate Pontypridd 

  15,708 B1,B2,B8 Leasehold Richards & 
Appleby   

May-
21 

3 
Hadfield Road Cardiff 

    B1,B2,B8 Leasehold 
CF11 Cars   

May-
21 

3a 
Hadfield Road Cardiff 

  750 B1,B2,B8 Leasehold Daniel Morgan & 
James Ponchaud   

May-
21 

G6 
North Road, 
Bridgend Industrial 
Estate Bridgend 

    B1,B2,B8 Leasehold Wernick Buildings 
Ltd   

May-
21 

2B 
Gulf Works, Penarth 
Rd Cardiff 

  5,307 B1,B2,B8 Leasehold 
Transport for 
Wales Ltd   

May-
21 

6c 
Alexandra Industrial 
Estate Cardiff 

£6.70 1,200 B1,B2,B8 Leasehold 
Lakeland 
Verandahs   

May-
21 16 

Bona Road, 
Llandow Trad Est Cowbridge 

£3.89 
3,852 

B1,B2,B8 Leasehold 
Powerfreight Ltd.   

May-
21 

  
Land at Briton Ferry Port Talbot  

  
  

B1,B2,B8 Freehold  
Camplas Ltd   

May-
21 

3 
Withey Court, 
Dyffryn Ind Est Caerphilly 3.5 

13,753 B1,B2,B8 Leasehold 
Colour Tone 
Masterbach   

May-
21 5 

Withey Court, 
Dyffryn Ind Est Caerphilly 

£3.75 
5,014 

B1,B2,B8 Leasehold 
AVF UK   

May-
21 

Unit A 
Queensway, 
Swansea West  Swansea 

  9,354 B1,B2,B8 Freehold  
Cheers Wine 
Merchants   

May-
21 

  
Atlantic House, 
Atlantic Close Swansea 

  45,574 B1,B2,B8 Freehold  
Icckle Bubba Ltd   

Jun-21 14 
Moy Road Industiral 
Centre  

Cardiff    13,442 B1,B2,B8 Leasehold PHS Ltd 
  

Jun-21 17 Springvale  Cwmbran    7,462 B1,B2,B8 Leasehold 
MWR Properties 
Ltd    

Jun-21 B6 West Point  Cardiff    3,106 B1,B2,B8 Leasehold 
Cardiff Distillery 
Ltd   

Jun-21 2410 Central Park  Bridgend    3,821 B1,B2,B8 Leasehold 
National Veterinary 
Services   

Jun-21 P4 
Capital Buisness 
Park  

Cardiff    2,120 B1,B2,B8 Leasehold 
Red Lion 
Removals Ltd    

Jun-21 S1 & S2 
Newport Business 
Centre  

Newport   1,500 B1,B2,B8 Leasehold 
Falcon Power 
Generation    

Jun-21 41 
Portmanmoor Road 
Industrial Estate  

Cardiff    4,413 B1,B2,B8 Leasehold TJ Inspirations Ltd 
  

Jun-21 6 Hawtin Park  Blackwood    106,844 B1,B2,B8 Leasehold 
Hawker Siddeley 
Switchgear Ltd   

Jun-21   
Morganite Trading 
Estate  

Swansea      B1,B2,B8 Leasehold DVLA 
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Jun-21   
Land at Compass 
Road, Port of Cardiff Cardiff N/A   

B1,B2,B8 Leasehold 
Eventclean   

Jun-21 11 
Maritime Industrial 
Estate Pontypridd   606 

B1,B2,B8 Leasehold 
Private Individual   

Jun-21   
West Way Road, 
Alexandra Dock Newport N/A   

B1,B2,B8 Leasehold 
Owens Transport   

Jun-21 9 
Pantglas Industrial 
Estate, Bedwas Caerphilly   11,532 

B1,B2,B8 Freehold GAP Group 
Properties   

Jun-21 7 
Ynyswen Industrial 
Estate Treorchy   1,136 

B1,B2,B8 Leasehold Tyrefix Plant Tyres 
UK Limited   

Jun-21 34 
Albion Industrial 
Estate Pontypridd   470 

B1,B2,B8 Leasehold Alpha External 
Render Systems   

Jun-21  Ex DPD Springmeadow 
Business Park Cardiff 

£5.56 17,972 B1,B2,B8 Leasehold Marston's Beer 
Company Limited   

Jun-21  
Unit 8 Merthyr 
Industrial Estate Merthyr Tydfil 

£5.25  2,923 B1,B2,B8 Leasehold Unitrade Sjaak 
Van Der Vyver    

Jun-21 1 
Fforest Farm 
Industrial Estate  

Cardiff  Confidential  119,074 B1,B2,B8 Leasehold Confidential  
  

Jun-21 7&8 
Clydesmuir 
Industrial Estate  

Cardiff  £3.00 23,423 B1,B2,B8 Leasehold Boomerang Cardiff  
  

Jun-21   
Yard at Rassau 
Industrial Estate  

Ebbw Vale      B1/B2/B8 Leasehold 
Celtic Cold 
Storage Ltd    

Jun-21 4 Plasmarl Industrial 
Estate Swansea 

  3,342 B1/B2/B8 Leasehold Horizon Windows 
Ltd   

Jun-21 21 
Endeavour Close Port Talbot 

  1,694 B1/B2/B8 Leasehold Miss Siobhan 
Power   

Jun-21 A1 & A2 East Point Industrial 
Estate Cardiff 

  8,223 B1/B2/B8 Leasehold City Motor 
Services   

Jun-21 13A Maesglas Industrial 
Estate Newport 

  2,260 B1/B2/B8 Leasehold 
Plumbase   

Jun-21 
4b 

Rutherglen Centre, 
Baglan Port Talbot 

  
19,980 

B1/B2/B8 Leasehold MM Engineering 
Ltd.   

Jun-21 
  Land at Mwyndy Llantrisant  

  
  

B1/B2/B8 Freehold  
Confidential    

Jun-21 
14 

Waterside Business 
Park  Cardiff £6.40 2,346 

B1/B2/B8 
Leasehold SCC Logistics   

Jun-21 
10 

Hendy Industrial 
Estate Llanelli 

  
6,250 

B1/B2/B8 Leasehold 
Anglian Windows   
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Appendix 5 – Topographical survey 
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LDP Rep: 399 

Representor Name: Catherine Blyth (on behalf of Jehu) 

Organisation (if applicable): Asbri 

Type of Representor: Developer 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID See separate form 

399 
 

2: Do you have any comments to make on the growth strategy? 

ID  

399 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

399 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

399 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

399 
 

6: Do you have any comments to make on the employment strategy? 

ID  

399 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

399 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

399 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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399 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

399 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

399 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

399 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

399 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID  

399 
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Summary 

Proposal 

Bridgend Deposit LDP – Representations Submitted on behalf of Jehu 

Date 

July 2021 

Project Reference 

19.198 

Prepared by 

Catherine Blyth – Associate 

 

Disclaimer 

This report has been prepared for the sole and exclusive use of BDP from whom it was commissioned 

and has been prepared in response to their particular requirements and brief. This report may not be 

relied upon by any other party. The Contracts (Rights of Third Parties) Act 1999 shall not apply to this 

report and the provisions of the said Act are expressly excluded from this report. This report may not be 

used for any purpose other than that for which it was commissioned. This report may not be reproduced 

and/or made public by print, photocopy, microfilm or any other means without the prior written 

permission of Asbri Planning Ltd. 

The conclusions resulting from this study and contained in this report are not necessarily indicative of 

future conditions or operating practices at or adjacent to the Site. Much of the information presented in 

this report is based on information provided by others. That information has neither been checked nor 

verified by Asbri Planning Ltd.  
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1 Introduction 

Background  

1.1 Asbri Planning has been instructed by Jehu to undertake a review of the Bridgend 

Deposit Replacement Local Development Plan (LDP) (published for consultation on 

1st June 2021).   

 

1.2 As part of the Candidate Site process, Land at Ty Draw Farm, Pyle, was put forward 

for inclusion in the replacement LDP as a housing allocation (Candidate Site Ref. 

293.C1) at both Stage 1 (on behalf Jehu and South Wales Land Developments (in 

separate submissions)) and at Stage 2 (on behalf of Jehu).  However, the site 

continues to be designated for employment use (B1, B2, B8) by Policy ENT1(11) 

and is identified on the Proposals Map of the Deposit Replacement LDP as an 

employment allocation. 

 

1.3 Section 64(2) of the Planning and Compulsory Purchase Act 2004 Act specifically 

provides that an LPA must not submit an LDP unless it considers the plan is ready 

for examination. This means that ‘unsound’ plans should not be submitted for 

examination.  The LPA will need to demonstrate that the plan meets the three tests 

of soundness: 

• Test 1: Does the plan fit? (Is it clear that the LDP is consistent with other plans?) 

• Test 2: Is the plan appropriate? (Is the plan appropriate for the area in the light 

of the evidence?) 

• Test 3: Will the plan deliver? (Is it likely to be effective?)  

 

1.4 As set out within the Development Plans Manual (Edition 3) “The deposit plan is the 

plan the LPA considers is sound and able to be adopted”.  Further to a detailed review 

of the Deposit Replacement LDP, it is considered that the plan (as it currently 

stands) is both undeliverable and based on an unrobust evidence base, and 

therefore, the plan is found to be fundamentally ‘unsound’.   

Structure of Statement 

1.5 Clear evidence is set out within this statement which demonstrates the significant 

issues associated with the deliverability of the plan’s strategy (resulting in the 

conclusion that the Deposit Replacement LDP is unsound).  The statement is 

structured as follows: 

 

• Section 2 – Employment Land: this section of the statement provides a detailed 

assessment of the LDP economic evidence base and identifies the considered 

deficiencies in the robustness of the evidence, drawing upon an Employment 

Review Report undertaken by Sutton Consulting Ltd on behalf of Jehu and 

South Wales Land Developments. 

 

• Section 3 – Housing Land: this section of the statement provides a thorough 

review of the deliverability of the plan’s housing land over the plan period, 

looking at the deliverability and viability of rolled-over LDP allocations; the 
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plan’s (over)reliance on strategic and large housing sites; and the ability of the 

plan to meet the varied housing needs across the Local Authority area. 

 

• Section 4 – Suitability of Site for Residential Use: this section of the statement 

reaffirms the site’s suitability for a residential allocation in the replacement LDP 

(further to the detailed site specific representations submitted at Stage 1 & 2 

of the Candidate Sites process). 

 

• Section 5 – An Alternative Option for the Site: this section offers an alternative 

allocation for the site, and that is simply to include it within the settlement 

boundary but not to allocate it for any specific use, thereby not fettering the 

site’s ability to come forward as employment land or residential land. 

 

• Section 6 – Conclusion: this section summarises and concludes these 

representations. 
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2 Employment Land Considerations 

BCBC Economic Evidence Base Update (2021) 

2.1 The Authority’s ‘Economic Evidence Base Study’ (2019) was updated by the 

‘Economic Evidence Base Update’ (2021), as required to reflect the 2018-based 

household and population projections published in August 2020 (replacing the 

previous 2014 based household projections).   

 

2.2 Before the 2021 Update is analysed it must first be pointed out that neither the 

2019 or 2021 Economic Evidence Base Studies properly assess the fact that the site 

has been allocated for employment for well over 40 years, apart from one passing 

reference to it being a ‘long-standing’ allocation. The report is a theoretical exercise 

and doesn’t take into consideration what has actually happened (or not!) on the 

site, and any party who looked at the history of the site could not reasonably 

conclude that it has a good prospect of employment use considering it has been 

allocated since at least the 1970s. The history of the site was raised in 

representations at previous stages and is referenced again below 

 

2.3 New demographic scenarios have identified higher growth in the 20-44 years age 

bands in 2018/2019.  It is understood that to identify the economic consequences 

of the new population projections, Experian were commissioned by Stantec to 

rerun their economic forecasting model rebased to the Edge 2018-based PG-short-

term migration scenario.  Based upon the updated economic forecasting, the 2021 

Economic Evidence Base Update Report concludes that the uplift in population 

requires 2.8 ha employment land per annum – the implications of which are 

summarised: 

 

• “This balances with the available land (2 ha plus the 0.8 ha buffer), meaning in 

absolute terms there is no shortfall in provision. However, this position would 

mean no flexibility in the balance between demand and supply, and absolutely 

no scope, certainly in the short term, for any losses in the existing stock or in the 

supply”. 

• “With demand and supply balancing, there is a lack of flexibility in the available 

supply, and two things are clear. Firstly, all of the sites allocated for employment 

use need to be retained, and secondly there is a need to look for opportunities to 

boost supply to provide some necessary flexibility, to allow for situations where 

existing allocations take longer than anticipated to come forward, or demand for 

employment land is stronger than anticipated”. 

 

2.4 The implications of the 2018-based projections on employment land are significant 

– as such, it is considered that the use of one model/methodology (Experian), as 

utilised in the 2021 Economic Evidence Base Update, does not present a robust 

evidence base upon which to found the designation of employment land over the 

replacement plan period.  This is particularly important in light of the site’s history 

as a long-standing and unsuccessful development plan employment roll-over 

site.  In this regard, Welsh Government guidance (‘Practice Guidance – Building an 
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Economic Development: Evidence Base to Support a Local Development Plan’) 

advises the following in regard to calculating future employment land 

requirements: 

 

• “A dual approach is recommended where sufficient data is available, where 

forecasting models are used in conjunction with past completions to allow 

alternative outcomes to be compared. LPAs may also seek to develop multiple 

scenarios reflecting different approaches to growth and future uncertainty to 

enable a more balanced consideration of employment land requirements”. 

• “Neither past completions nor forecasting methodology is perfect, both can yield 

inaccurate results depending on the extent to which future uncertainty influences 

actual demand and supply”. 

 

2.5 The reliance upon one methodology brings into question the robustness of the 

economic evidence update.  

  

2.6 It is considered that as the updated population projections have resulted in a lack 

of flexibility in the available supply of employment land (and the “higher need 

requirement has made the situation more acute, and more land, not less is now 

needed to meet the need”), the Authority essentially needs to look at the 

identification of suitable, viable and deliverable employment sites afresh, and not 

to simply rollover previous allocations, particularly in the instance of Ty Draw Farm 

given its history. This is in accordance with advice contained within the 

Development Plans Manual (Edition 3) which states in regard to Employment 

Allocations that “Before allocations in previous plans can be rolled forward, they need 

to be evidenced they can be delivered”.  The 2021 Update only looks specifically at 

two sites in addressing the additional need (i.e. the retention of Ty Draw Farm for 

employment, and the mid to long term enabling of the Ford Site).  No new sites 

are considered.  However, in light of the economic impacts of the increase in 

working age population identified in the updated Welsh Government demographic 

data, a fresh site search should be undertaken, rather than relying on the retention 

of undeliverable land at Ty Draw Farm (if the evidence base is to be considered 

robust, and the plan is to be found sound). 

Employment Review Report Sutton Consulting (July 2021) 

2.7 Sutton Consulting have been instructed (on behalf of Jehu) to undertake a review 

of the Authority’s economic evidence base in support of these representations, and 

have prepared an Employment Review Report accordingly.  The report prepared by 

Sutton Consulting is attached at Appendix A.  In summary, the report concludes: 

 

• A significant quantum of both office and industrial floorspace is available 

on the market, with the Ford engine plant to become available soon, 

alongside likely closures in the supply chain. There is limited evidence of 

speculative development in the stronger business environment of 

Bridgend however this is usually on plateaued development sites prepared 

by the public sector and supported by grant aid or structural funding.  

1041



 
8 

• The subject site is constrained in terms of lack of profile and prominence 

whilst the sloping topography would require a substantial earthworks 

programme to bring the site forward for development. The site has been 

allocated for over 40 years and has not been taken up, in our view due to 

a combination of weak occupier demand and the broad viability concerns 

which stop new development in many places across Wales.  

• The size of the site means it is no longer ‘strategic’ and any development 

of this site for more functional industrial uses is likely to conflict with the 

critical mass of residential property in the area.   

 

Deliverability of Ty Draw Farm Site for Employment  

2.8 Establishing the deliverability of proposed site allocations is an essential task for 

the LPA during the preparation stages of the LDP.  The Development Plans Manual 

(Edition 3) specifically states that “The key objective an LPA should establish is 

whether a site promoter has a serious intention to develop the site and can do so 

within the timeframe of the plan. This links directly to the test of soundness, ‘Will the 

plan deliver?’”.  The essential component of ‘deliverability’ has not been considered 

by the LPA in relation to Land at Ty Draw Farm.   

 

2.9 The undeliverable nature of the employment land at Ty Draw Farm is evidenced by 

historic development plan allocations.  The site has been allocated within the 

Development Plan for various types of employment uses since at least the 1970s 

(indeed Development Plans are not even available that show the land not allocated 

for employment use).  In summary the site has formed an employment allocation 

in the following plans: 

• Ogwr Borough Council Kenfig-Pyle Local Plan (which received a Certificate 

of Conformity in May 1985, stating that it conformed with the adopted 

County Structure Plan at that time); 

• Ogwr Borough Local Plan (adopted April 1995); 

• Bridgend County Borough Council Unitary Development Plan 1996-2016; 

(UDP) (adopted May 2005) – ‘Special Employment Site’;  

• Bridgend LDP (adopted 2013) – ‘Strategic Employment Site’. 

• Bridgend Deposit Replacement LDP (July 2021) – ‘Employment Site’ 

 

2.10 In addition, a Section 78 appeal at the site in 2005 (APP/F6915/A/05/1175163) 

attached at Appendix B also referred to the planning history, stating in paragraph 

12 that “Prior to the acquisition of the site by the Land Authority for Wales (LAW) in 

1978, a letter was received from the Borough Planning Officer (Appendix 10 

Document 12) indicating on an informal basis that there was no objection in principle 

to residential development of the site”. Paragraph 27 goes on to state that “…the site 

has been allocated and positively and actively marketed for employment 

development for over 25 years but has not been taken up. A sale board has been 

maintained on or adjacent to the site since 1979.” This confirmed that the site has 

been allocated for employment use further back than 1985 (to at least the 1970s), 

that it was marketed between 1979 and 2005 (and has been since), and that the 

principle of residential development was accepted in 1978, 43 years ago. 
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2.11 It should be noted that in 2000 the site was subject to an application for residential 

use of the whole site comprising 150 dwellings.  This application ran concurrent to 

the Bridgend UDP preparation process.  Whilst the UDP Inspector stated that “it is 

eminently sensible for housing”, the site was allocated within the Bridgend UDP for 

‘special’ employment purposes. 

 

2.12 The UDP Inspector’s Report also contains the following commentary on the Ty 

Draw Farm site – which clearly establishes the fact that the site is not suitable for 

an employment allocation: 

 

• “In my opinion, the site is closely related to established residential areas in 

the settlement and, if used for housing, would be well served by existing 

facilities, employment and public transport” (6.32.1). 

 

• “At the Kenfig Hill/Pyle Local Plan Inquiry in 1986, the Inspector concluded 

that the site would be equally suitable for housing or employment use, but 

that the potential of a site which enjoys exceptional access to the road and 

rail networks should not be wasted. He recommended that it should be 

allocated for special employment use. In the Ogwr Borough Local Plan, 1995, 

the site was allocated for B1 use, which should have widened its 

attractiveness to business users” (6.32.2). 

 

• “Notwithstanding the Council’s evidence that past marketing exercises could 

have been more intensive, there has been limited interest in this site for the 

last 20 years either for special employment or B1 uses, and it remains 

undeveloped. PPWales cautions against identifying quantities of land which 

cannot be taken up in the period of the Plan, and calls for realism in 

planning. I consider that the history of this site counts against its inclusion 

in the UDP for employment purposes” (6.32.3).  

 

• “The south-east portion of the County Borough has been most successful in 

recent decades in attracting and developing industry and commerce. I 

consider that the factors accounting for those successes go beyond proximity 

to a motorway junction, and this leads me to the view that access to J37 

alone is insufficient reason to persist with the Ty Draw allocation” (6.32.7). 

 

• “I conclude that it is timely to review the future of this site and that it is 

eminently suitable for housing” (6.32.11).  

 

• “I recommend that the site at Ty Draw Farm be allocated for housing” 

(6.32.12). 

 

2.13 To confirm, the site has been allocated for employment use within at least 4 

concurrent Development Plans for a period spanning back to at least the 1970s. If 

the site is again reallocated for employment use within the replacement LDP (up 
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to 2033), the land will have been subject to an employment allocation for nearly 60 

years. 

 

2.14 The site was owned by the Welsh Government (and former Welsh Development 

Agency) from 1978, until it was disposed of by the Welsh Government in 2012.  The 

site is now in ownership of South Wales Land Developments Ltd.  Both the Welsh 

Government and South Wales Land Developments have attempted to bring the 

site forward for employment use, but despite ongoing attempts to market the site 

(and a permissive planning policy enabling employment in its favour), the site has 

not delivered any employment use.  

 

2.15 The site’s marketing history is lengthy, but most recently and of most relevance is 

the extensive marketing campaign Lambert Smith Hampton (LSH) have undertaken 

on this site since December 2013.  Full details are contained within the letter of 3rd 

September 2019 from LSH and 5th November 2019 from Fletcher Morgan (attached 

at Appendix C and D) – but in summary: 

• The site has been marketed consistently since December 2013 

• Marketing has occurred via a variety of means, including: 

o A professionally designed A4 marketing brochure which were 

distributed to approx. 30 local and national commercial agents 

o Erection of a 16ft x 8ft marketing board at the site entrance 

o Listing on LSH and EG Propertylink websites 

o Press advertising in the Western Mail 

• There has been minimal concrete interest 

• The LSH assessment confirms that the site is not suitable for A1 retail use given 

the lack of road frontage 

• The LSH assessment confirms that undertaking the reprofiling works for the 

plateaus on a speculative basis will actually hinder, and not aid, the 

marketability of the site. 

 

2.16 The site has been marketed consistently for nearly 8 years by LSH. This marketing 

has shown no concrete interest in developing the site for employment uses, or 

indeed retail uses. This marketing has been undertaken with the permissive 

planning policy framework which enables employment uses on site, and it has still 

been unsuccessful. The reasons for the lack of interest can be summarised as 

follows: 

 

• Development of the site by owner occupiers for B1 Employment use was not 

viable. 

Development appraisals produced a capital value lower than build cost. This 

was still the case even if the land value was assumed to be nil. This made 

development for owner occupation financially unviable without significant gap 

funding from the Public Sector. 

 

• Speculative development of the site was not viable. 

A relative shortage of good quality-built employment stock has led to yield 

compression, a hardening of incentives and some rental growth. However 

speculative development remained marginal due to relatively thin occupier 

demand and low rates of take up. 
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• The site was not deemed prominent enough. 

Occupiers demanded a greater roadside presence or preferred to occupy 

mixed use developments at locations such as Bocam Park at Junction 35 of the 

M4 and Magden Park in Llantrisant. 

 

• Alternative sites are available. 

Alternative sites that are easier to develop and had fewer physical constraints 

were available in alternative locations in the borough.  

 

2.17 The 2021 Stantec Update Report states that the new access road and access points 

provide easy access to the a48/M4, but the UDP Inspector concluded in paragraph 

6.37.2 that “access to J37 alone is insufficient reason to persist with the Ty Draw 

allocation”. The 2021 Stantec Update Report also stated that “Now the road and 

access points have been delivered we may see renewed interest.” Firstly, this is not 

evidence, this is pure speculation. Secondly, housing completions on this site 

started in 2015, when the new access roads and points were delivered. There has 

still been no interest in those 6 years. 

 

2.18 Planning Policy Wales 11 (February 2021) highlights at Paragraph 4.2.17 that 

“Maximising the use of suitable previously developed and/or underutilised land for 

housing development can assist regeneration and at the same time relieve pressure 

for development on greenfield sites. For example, sites and allocations which are no 

longer likely to be needed for office, industrial or retail purposes may be appropriate 

locations for housing. The de-allocation of under-used and underperforming sites 

must be considered through the development plan process and could make a 

contribution to the housing supply if it can be demonstrated that they are deliverable 

for housing.”  Given that this site has been allocated for employment use four times, 

over a period of over 40 years, it is considered that it is clearly “no longer needed 

for office, industrial or retail purposes”, that it is “underperforming” and that its “de-

allocation” through the development plan process (i.e. the current replacement LDP 

process) is fundamental to the plan achieving its employment strategy and 

securing an appropriate level of deliverable and viable employment land up to 

2033.   

 

2.19 It is clear that the Ty Draw Farm site is not realistically contributing to providing a 

choice of sites to more closely meet the requirements of different categories of 

employers as development has not been forthcoming, and as such it is clear that 

the allocation for employment use is simply inappropriate and not reflective of 

market conditions. 

 

2.20 Despite the longstanding employment land designation on the site, it appears that 

the ‘Economic Evidence Base Update’ (2021) contains no assessment of the 

deliverability of the Ty Draw Farm site (there appears to be no assessment of 

deliverability within the main report and no appendices/supporting documents are 

indicated) – the robustness of the economic evidence base update is therefore 

challenged on this basis. It also does not appear that the 2021 Update considers 

the history of the allocation of the site, and that it is simply a theoretical exercise 

and the comment that now the roads and access points have been delivered on 

the adjacent residential site “may resulted in renewed interest” is purely speculative 
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and not based on any evidence. Indeed, there has been no interest in the circa 6 

years these access points have been in situ. 

 

2.21 The 2019 Economic Evidence Base Study acknowledges weak demand in 

employment land at Ty Draw Farm – however, it sets out an argument for retaining 

the site as an employment allocation based on the residential elements of the site 

having been built out.  Paragraph 6.44 of the 2019 study states that “As a new site, 

whereby the residential elements and enabling infrastructure has only recently been 

provided we think it would be too early to conclude that the site has no prospect of 

coming forward over a plan cycle. When originally allocated as a PLA3 site there was 

no intention that it would be delivered so quickly (the land allocations made were for 

the whole plan period). So, while the market assessment points to general weak 

demand in the area, we think it reasonable to give the site more time to come forward 

before concluding that it should be released”.  This paragraph clearly states and 

acknowledges that the “market assessment points to general weak demand”.  The 

available evidence demonstrates that Ty Draw Farm is not deliverable as an 

employment allocation – no credible evidence has been put forward to challenge 

this finding.  Whilst the market assessment demonstrates “weak demand”, this 

evidence is discounted based on the unsubstantiated view that the site might come 

forward if ‘given more time’ (despite the fact that the site has already had at least 

over 40 years within which to come forward).   

 

2.22 The Authority’s evidence for retaining the site as an employment allocation is 

extremely weak, so much so that it is considered that the retention of Ty Draw Farm 

as an employment allocation will bring the plan’s soundness into question i.e. the 

plan will fail to deliver adequate employment land over the plan period.  This 

conclusion is reinforced by the advice contained within the Development Plans 

Manual (Edition 3) which states in regard to Employment Allocations that “Before 

allocations in previous plans can be rolled forward they need to be evidenced they 

can be delivered. If not, they should be de-allocated. However, they could be retained 

and allocated in the plan for aspirational or regeneration purposes, but they should 

not be relied upon numerically to count towards the provision” (Page 132).  The 2021 

Evidence Base Update contains no evidence to suggest that the site can be 

delivered and the previous 2019 Evidence Base Study contains minimal evidence 

(i.e. give the site more time – with no substantive background). The Authority has 

put forward very limited (if any) actual evidence to demonstrate that a rolled-over 

allocation can be delivered, and in accordance with the Development Plans Manual 

the site should therefore be de-allocated for employment use.   

 

2.23 Based on experience of previous LDP Examinations, questions likely to be asked by 

the Inspector at the Examination in relation to the delivery of the plan’s 

employment land objectives will likely include the following: 

• Does each employment land allocation have a clear and adequate supporting 

rationale?  

• What evidence demonstrates that each allocation is demonstrably deliverable? 
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2.24 Based on the above, it is considered that the Ty Draw Farm allocation does not 

have a clear and adequate supporting rationale and has not been accompanied by 

evidence to demonstrate that it is deliverable.    
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3 Housing Land Considerations  

Rolled Over Housing Sites 

 

3.1 It is acknowledged that long term regeneration sites i.e. Coegnant Reclamation Site 

(COM1 (R1)), the Former Cooper Standard Site, Ewenny Road (COM1 (R2)) and 

Maesteg Washery (COM1 (R3)), will not be counted as part of the immediate 

housing land supply and are considered ‘bonus sites’.  However, the Council has 

assessed the allocations in the current LDP which have not come forward and 

determined that the following are suitable for allocation in the Replacement LDP: 

 

• SP2 (1) Porthcawl Waterfront 1,020 Units 

• COM1 (1) Parc Afon Ewenni 675 Units 

 

3.2 The total number of units to be delivered on rolled-over sites amounts to 1,695 

dwellings, and therefore forms a substantial part of the overall planned housing 

requirement of 7,575 dwellings, equating to approximately 22%, or 30% of the 

proposed allocation of 5,661 dwellings.  The Development Plans Manual (Edition 3) 

advises that “Allocations rolled forward from a previous plan will require careful 

justification for inclusion in a revised plan, aligning with PPW. There will need to be 

a substantial change in circumstances to demonstrate sites can be delivered and 

justify being included again. Clear evidence will be required that such sites can be 

delivered.”  

 

3.3 It is considered that the deliverability of both the rolled over allocations at SP2 (1) 

Porthcawl Waterfront and COM1 (1) Parc Afon Ewenni is highly questionable – as 

set out below. 

Porthcawl Waterfront  

 

3.4 Paragraph 4.3.65 of the Deposit LDP states that “The sites within SP2 are considered 

essential to the delivery of the LDP”.  However, despite the Porthcawl Waterfront 

Site being identified as ‘essential’ to the delivery of the LDP, there have been 

inherent and widely acknowledged difficulties associated with bringing the site 

forward.  The site is a strategic allocation in the adopted LDP and was a strategic 

allocation in the UDP, and has been included as a Category 2 site in the Joint 

Housing Land Availability Study since 2005.  Despite this, the site has delivered just 

13 units over the adopted LDP plan period.  It should be noted that the 13 units 

delivered were associated with a standalone / bespoke scheme, as opposed to 

commencement of the development of the wider Porthcawl Waterfront site.  

Rolling-over the undeliverable Porthcawl Waterfront Site (which includes a 

substantial proportion of overall housing numbers) brings the plan’s soundness 

into question i.e. relying on a site that has remained undelivered since its first 

development plan allocation in 2005 (16 years ago) will mean that the third test of 

soundness (will the plan deliver) is not met.   
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3.5 In addition, should site constraints be overcome, it is questionable as to whether it 

is realistic for the entirety of the capacity (1,020 homes) to be delivered over the 

Replacement LDP plan period. The site is scheduled to start delivering homes in 

Year 6, which is 2023/24.  If the entire capacity of the site were to be delivered 

across the plan period from this date then this would equate to a rate of 102 units 

per year.  In addition, no planning application has been approved or even 

submitted and our research later in these representations in terms of lead-in times 

and the LDP timetable casts significant doubt on whether completions will take 

place from 2023/24. Furthermore, it is questionable as to whether the proposed 

development densities on the site are achievable, placing further doubt on the 

delivery of the plan’s housing strategy.  

 

Parc Afon Ewenni 

 

3.6 Parc Afon Ewenni is also allocated in the Adopted LDP for 650 units.  The site is 

rolled over in the Replacement LDP (675 units).  To date, the site has failed to deliver 

due to complex land ownerships (as identified by BCBC in the LDP Review Report).  

The LDP Review Report states that the landowner and Section 106 issues have been 

resolved and “the application was considered by Development Control Committee in 

September 2017 where planning permission was granted and the Section 106 

Agreement was signed 2nd March 2018”.  Despite the Section 106 Agreement being 

signed in 2018, no progress has been made on the site 3 years later. Indeed, an 

application was submitted in December 2020 (Application Ref: P/20/1017/RLX) to 

extend the time for submission of reserved matters for an additional three years, 

further calling into question the site’s deliverability.   

 

3.7 Furthermore, it should be noted that this permission was granted pre-SAB 

regulations and in advance of placemaking and green infrastructure coming to the 

forefront of development proposals.  To allow for SuDs / green infrastructure / 

biodiversity net gain etc to be accommodated within the site layout, it is considered 

highly unlikely that the proposed number of units can in fact be developed in light 

of reduction in developable site area.   

 

3.8 It is also stated within the LDP Review Report that “The agreed JHLAS (2017) 

forecasts the site to deliver the remaining units from 2018 to 2021 which is slower 

than anticipated in the phasing of development schedule set out in the LDP”.  It is 

therefore acknowledged that the site has been slow to deliver (and in fact 

development hasn’t even started on site), and it is certainly not the case that the 

remaining units have been delivered by 2021.  As such, the deliverability of the 

COM1(1) is also open to question, in a similar manner to Porthcawl Waterfront.   

 

Implications Associated with Size of Housing Allocations and Timing of 

Delivery  

 

3.9 The Deposit LDP relies on a small number of large / very large housing sites to 

deliver its new housing allocations.  There are no new sites allocated under the 100-

unit threshold, and only 4 of the 10 allocations being below 675 units.  Based on 
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past problems associated with the delivery of a number of the larger sites within 

the adopted LDP (including Porthcawl Waterfront and Parc Afon Ewenni as 

discussed above for instance), and the accepted position that strategic/large sites 

typically take a longer time to come forward due to a number of factors 

(infrastructure requirements; complex land ownership; land remediation etc), it is 

questionable as to whether the plan is capable of delivering the required housing 

numbers over the plan period (even based on the 2014 household projections). 

 

3.10 By relying on large sites, this will restrict the timing of delivery until later in the plan 

period – it is likely to be the case that the vast majority of the housing allocations 

will not start delivering units later in the plan period and therefore may not deliver 

their full capacity over the plan period. 

 

3.11 The typically lengthy timeframes associated with the delivery of large housing sites 

is widely recognised and documented.  A report undertaken by Chamberlain 

Walker on behalf of Barratts (‘The Roll of Land Pipelines in the Housebuilding 

Development Process’) in 2017 for instance identifies the following: 

 

• The Callcutt Review in 2006 estimated that, across all site sizes, it took on 

average 4.2 years to navigate the ‘raw land’ through the four development 

phases (A+B+C+D).  The four development phases are defined as follows: A) 

pre-planning application; (B) planning application to planning permission; (C) 

planning permission to start on site; and (D) under construction (build out) to 

completion.  This rose to 5.8 years for sites of 150 homes or more.  

 

• A later Local Government Association (LGA) study estimated that, across all site 

sizes, it took on average 1.7 years to navigate land through the ‘post-planning 

permission’ Phases (C+D). This rose to 3.2 years for sites of 100 homes or more. 

 

• Data for 2017 from Barbour ABI indicates that ‘post-planning permission’ 

development timescales (C+D) have increased markedly: on sites of 20 homes 

or more it now takes at least 4.0 years on average from the grant of detailed 

planning permission to site completion, compared to the earlier LGA estimates 

of 1.7 to 3.2 years.  This shows that it is taking longer to deliver new housing 

in the ‘post-planning permission’ Phases (C+D). 

 

3.12 Added to the above is the ‘Start to Finish’ Second Edition (February 2020) Report 

prepared by Lichfields which provides evidence in relation to lead-in times and 

delivery rates across a variety of sites in Wales and England.  In total, 97 sites were 

assessed as part of this study, equivalent to over 195,000 dwellings, providing real 

world benchmarks.  

 

3.13 It is acknowledged that the Calcutt Review, LGA study and Barbour ABI report refer 

to planning applications in England, and that there are limited examples of Welsh 

sites in the Lichfields report (although two sites are within Bridgend – Broadlands 

and Parc Derwen).  However, the fact that the reports focus on English examples is 
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considered immaterial in this context, particularly given the lack of Welsh specific 

evidence.  This is because whilst the two planning systems in Wales and England 

may be diverging more and more, they are not so vastly different that when 

considering matters such as lead-in times, the evidence gathered in the above 

reports is not applicable.  Indeed, given the Welsh PAC and SAB requirements there 

are additional processes and technical approvals required in Wales that could 

further increase lead-in times.   

 

3.14 Furthermore, a study undertaken by Arup on behalf of the Welsh Government in 

2013 identified a similar raft of issues associated with bringing sites forward for 

development, concluding that “The case study research has indicated that there are 

a number of common problems and barriers within the existing planning system that 

result in delays in the delivery of planning decisions for housing. These problems were 

replicated both across the case study LPAs throughout Wales and in the sample 

applications that were examined. The problems within the system seem to apply to 

both market and affordable housing projects, with both sectors suffering delays in 

achieving planning permission”. 

 

3.15 The ‘Start to Finish’ Second Edition (February 2020) Report assesses lead-in times 

from the start of the planning approval period up to the first housing completion. 

Figure 4 from that Report (reproduced below) highlights the average timeframe 

from the validation of the first planning application to first completion across the 

97 sites assessed. 

 

 

 

3.16 It is noted from above that the quickest average timeframe from validation of a 

planning application to first completion on site of a scheme for 50-99 dwellings is 

3.3 years.  It could be argued that the 4.0 years for the 100-499 dwellings category 

should be used in this assessment given that there are no proposed allocations in 
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the 50-99 category in the Deposit LPD, but the 50-99 category has been used for 

robustness. In reality the 102-140 category (which accounts for the 4 smallest 

allocations in the Deposit LDP) would be somewhere between 3.3 and 4.0, and 

nearer the 3.3 given that they are at the bottom of that cohort. 

 

3.17 Based on the above, and assuming delivery of homes within Year 6 as set out in the 

draft policy (1st April 2023 – 31st March 2024), applications on the 4 smallest 

allocations would need to be submitted around January 2020 (already 18 months 

in the past) for any completions at the start of Year 6, or December 2020 for any 

completions towards the end of Year 6 (already 7 months in the past).  

 

3.18 In terms of the 6 larger allocations, 4 of which are in the 500-999 dwellings category 

and 2 of which are in the 1,000-1,499 category (although as only just over 1,000 

dwellings are scheduled to be delivered in the Plan period we have included all 6 

in the 500-999 dwellings category for robustness), the lead-in times are 5.0 years. 

As such, applications would need to have been submitted around April 2018 to 

deliver any completions at the start of Year 6 or March 2019 to deliver any 

completions at the end of Year 6. 

 

3.19 Of the 10 allocations above, no applications have been submitted on any of the 

sites. It is therefore highly unlikely that there will be any completions on the 6 

largest allocations in Year 6 (as any planning submission is already at least 28 

months ‘late’ based on the above).  Even for any completions to occur in Year 6 on 

the other 4 allocations, applications would need to have been submitted circa 7 

months ago in December 2020.  

 

3.20 It is clear that the Start to Finish Report identifies average figures, and it is accepted 

that some sites may come forward quicker than the average 3.3 or 5.0 years above. 

Equally, however, they could take longer, and given that one site has already been 

allocated for 8 years and one site for 16 years, timely delivery is questionable. 

 

3.21 The Calcutt Review, LGA study and ABI Barbour report paint a similar picture but 

the message is clear – the delivery rates in the LDP are overly ambitious. 

 

3.22 Further to the above, we have undertaken a study of sites of over 100 homes 

allocated in the Bridgend LDP (adopted in 2013) to assess associated lead-in times. 

The results of this study are set out in Table 3.1 below.  We have also included data 

from Parc Derwen given that it is listed in the Lichfields Report and all the basic 

data is available on the Council’s website.  The Broadlands development 

commenced delivery before the earliest JHLAS on the Council’s website (2000) so 

this site is not included as the data is not readily available. 
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Table 3.1 – First Submission to First Completion Timetable 

Site and LDP 

Reference 

Application History First Completion First Submission 

to First 

Completion 

Parc Derwen 

COM1(1) 

Outline application 

submitted April 2000 

 

Approved November 

2007 

2011 

(Source JHLAS 2011 

(May 2012)) 

Approx 11 years 

First Reserved Matters 

submitted June 2008 

 

Approved February 

2009 

North East 

Brackla 

Regeneration 

Area 

COM1(2) 

Full application 

submitted May 2011 

 

Approved February 

2013 

2015 

(Source JHLAS 2015 

(June 2015)) 

Approx 4 years 

Parc Afon 

Ewenni 

Regeneration 

Area 

COM1(3) 

Outline application 

submitted June 2015 

 

Approved March 2018 

- Approx 6 years and 

ongoing 

No Reserved Matters 

submitted 

Coity Road 

Sidings 

COM1(4) 

Full application for non-

residential development 

submitted July 2013 

 

No residential 

applications submitted 

- Approx 8 years and 

ongoing (since LDP 

allocation) 

Ewenny Road  

COM1(17) 

Outline application 

submitted November 

2013 

 

Decision pending 

- Approx nearly 8 

years and ongoing 

No Reserved Matters 

submitted 

Land west of 

Maesteg Road 

COM1(31) 

Outline application 

submitted June 2004 

 

Approved December 

2005 

2008 

(Source JHLAS 2008 

(June 2009)) 

Approx 4 years 

Reserved Matters 

submitted July 2007 

 

Approved March 2008 

Parc Tyn y 

Coed 

COM1(32) 

Outline application 

submitted April 2006 

 

Approved May 2007 

2015 

(Source JHLAS 2015 

(June 2015)) 

Approx 9 years 

Reserved Matters 

submitted May 2007 
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Approved September 

2007 

Ogmore 

Comprehensive 

School 

COM1(33) 

Full application 

submitted February 

2015 

 

Approved August 2016 

2019 

(Source JHLAS 2019 

(August 2019)) 

Approx 4 years 

Gateway to the 

Valleys 

COM1(34) 

Full application 

submitted July 2016 

 

Approved March 2017 

2019 

(Source JHLAS 2019 

(August 2019)) 

Approx 3 years 

Land at 

Llangewydd 

Road Avenue 

COM2(6) 

Outline application 

submitted May 2015 

 

Approved November 

2017 

2019 

(Source JHLAS 2019 

(August 2019)) 

Approx 4 years 

Reserved Matters 

submitted February 

2018 

 

Approved June 2018 

Ysgol Bryn 

Castell 

COM2(7) 

Full application 

submitted January 2015 

 

Approved September 

2015 

2016 

(Source JHLAS 2016 

(September 2016)) 

Approx 1 year 

Chelsea 

Avenue 

COM2(8) 

Full application 

submitted August 2009 

 

Approved June 2011 

2012 (Source JHLAS 

2012 (March 2013)) 

Approx 4 years 

 

3.23 Based on the information contained in the above table, the average time taken 

from submission of the first planning application to the first completion is approx. 

4.9 years (for the 9 sites above that have commenced the exact time of the first 

completion within that year is unknown as it is based on JHLAS data).  The average 

increases to approx. 5.5 years when the three sites that have not commenced are 

considered. 

 

3.24 It is the case that four separate pieces of national research have been undertaken 

that demonstrate that lead-in times of sites (first submission to first completion) 

comparable in size to those allocated in the Deposit LDP are anywhere between 

circa 3 and 5 years. 

 

3.25 The Bridgend specific research we have undertaken based on sites allocated within 

the current/adopted LDP, so benefitting from an adopted allocation (which is not 

the case for the Deposit allocations), shows that lead-in times are approx. 4.9 to 5.5 

years. 
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3.26 Having reviewed the proposed ten housing allocations in the Deposit LDP as set 

out in COM1 and SP2 and through a thorough review of the Council’s website, it 

has been identified that there are no planning applications submitted on any of the 

deposit allocations.  We are also not aware of any of them being subject to PAC 

yet, albeit that information is not publicly available on the Council’s website. 

 

3.27 The LDP Background Paper 4: Housing Trajectory, identifies at Table 1 of Appendix 

3 the Council’s predicted housing trajectory and includes the “time lag to 

construction start in months”.  Three separate columns are included within this 

table covering ‘pre-application discussions and PAC’; ‘application determination’; 

and ‘discharge of conditions’.  The Council has allowed periods of between 6 weeks 

and 9 weeks for pre-application discussions and between 6 weeks and 8 weeks for 

PAC. Given the size of the sites, particularly the larger ones, these timeframes are 

completely unrealistic. 

 

3.28 The Council consider that all applications are able to be determined within 

timeframe of between 10 and 16 weeks.  However, all applications will need to be 

determined at Committee, all will need Section 106 Agreements and some may 

require EIA.  To consider that applications of this nature will be determined within, 

or even close to, statutory timeframes is fanciful in the extreme, particularly with 

such short pre-application stages. The timeframes also assume a single stage 

planning application submission (i.e. not outline consent followed by reserved 

matters). 

 

3.29 Finally, the Council assumes that all pre-commencement conditions will be 

discharged within 8 weeks, and again the trajectory seems to assume that 

applications for discharge of conditions will follow immediately after consent is 

granted.  Given the pressures which LPAs are currently under, it is considered that 

discharging pre-commencement conditions on sites such as these within 8 weeks 

is unrealistic.  Judicial Review periods have also not been taken into account.  There 

also seems to be an assumption that each stage in the planning process will move 

straight into the next stage, which again is totally unrealistic.  

 

3.30 There is no evidence whatsoever that applications on the 10 sites allocated in the 

Deposit LDP will be determined anywhere near as quickly as the LPA considers 

(including pre-application discussion, PAC and discharge of conditions), and the 

Council’s assumptions in this regard run totally counter to all the evidence 

(including Bridgend specific evidence) on lead-in times. The trajectory is therefore 

not robust or sound. 

 

3.31 Based on the more realistic timescales obtained from the evidence above, even if 

applications for all of the sites were submitted on the 1st August 2021 (as soon as 

the Deposit LDP consultation has closed, which is wholly unrealistic), based on the 

above national and Bridgend research, completions could not reasonably be 

expected until circa 2026.  This is Year 8/9 i.e. 2/3 years after the Council’s predicted 
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start date for completions on COM1 and SP2. If applications were submitted 1 

month after the LDP is scheduled for adoption in April/May 2022 (to allow for PAC), 

then completions could not reasonably be expected until circa 2027, which is Year 

9/10 i.e. 3/4 years after the Council’s predicted start date for completions.  

 

3.32 The timing of the adoption of the replacement LDP is also a key contributory factor 

in terms of delivery rates as, at present, a number of the proposed allocated sites 

do not benefit from policy support for the principle of development, and as such 

any applications will be highly unlikely to be determined prior to adoption of the 

replacement LDP.  Given that there are so few allocated sites, and a high proportion 

of them are large sites (arguably all of them), then it is even more unlikely that any 

will be granted planning permission prior to adoption as they are more likely to be 

considered premature given their significant contributions to housing numbers.  

 

3.33 The latest Delivery Agreement for the Bridgend replacement LDP is reproduced 

below: 

 

 

3.34 The first Bridgend LDP Delivery Agreement was approved in 2018 and scheduled 

adoption of the LDP for August/September 2021. A revised Delivery Agreement 

was agreed by the Welsh Government in September 2020 (10 months ago) and 

programmed the publication of the Deposit Plan for January to March 2021. The 

Deposit Plan consultation expires on the 27th July 2021, so only 10 months after the 

latest Delivery Agreement was adopted it is already 4 months behind programme.  
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3.35 This is not a criticism of the Council, but an observation of how difficult and time-

consuming plan preparation is.  A pertinent example of this is that the Council’s 

Strategic Transport Assessment has not been completed with the Deposit Plan 

being accompanied only by an Interim Note. Further, once published the Strategic 

Transport Assessment could easily require further review of the Deposit Plan and 

additional work. 

 

3.36 It is therefore considered reasonable to add 4 months to the Delivery Agreement 

programme for Stages 5-8, therefore adoption of the plan could be circa 

September 2022. 

 

3.37 It must be noted that this is a best-case scenario and is based on the current 

Delivery Agreement and scheduled adoption date.  We have carried out additional 

research which illustrates the timescales for adoption of other LDPs in Wales 

(including Replacement LDPs), which clearly demonstrates that delays and 

deviations from timetables approved in Delivery Agreements are common.   

 

3.38 On a number of occasions, LDP Delivery Agreements themselves have been revised 

but the data is often reported differently on Council websites and/or Delivery 

Agreements are not always available (so a consistent level of information is not 

available). We have therefore prepared the following table, with associated 

commentary to aid interpretation.  

Table 3.2 – LDP Delivery Timescales 

Council Delivery Agreement 

Adoption Date 

Actual Adoption 

Date 

Delay 

Blaenau Gwent August 2011 

 

November 2012 15 months 

Bridgend July 2010-October 

2010 

 

September 2013 Approx 3 years 

Caerphilly August 2010 November 2010 4 months 

Cardiff October 2014 January 2016 15 months 

Merthyr Tydfil July - August 2009 May 2011 Approx 20-21 

months 

Merthyr Tydfil 

Replacement 

December 2019 January 2020 1 months 
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Monmouthshire December 2011 

 

February 2014 10 months 

Neath Port 

Talbot 

July 2015 January 2016 6 months 

Newport October 2013 January 2015 15 months 

Powys December 2016 April 2018 16 months 

Rhondda 

Cynon Taf 

February 2011 March 2011 1 months 

Swansea Summer 2018 February 2019 Approx 6/7 

months 

Vale of 

Glamorgan 

April – May 2012 June 2017 Approx 5 years 

 

 

3.39 As part of this research, we have excluded the North Wales authorities given that 

Flintshire and Wrexham do not yet have adopted LDPs.  In addition, 

Anglesey/Gwynedd and the National Park Authorities have been excluded as the 

former is a Joint LDP and the latter three deal only with the national park so they 

are not directly comparable and are subject to additional challenges.  Sufficient 

data is not available on line for Carmarthenshire, Ceredigion, Pembrokeshire or 

Torfaen to be included.  

 

3.40 We have not included an average delay because of the difference in available data. 

For example, Bridgend’s original Delivery Agreement is available online so the table 

above shows the delays from the outset.  RCT’s original Delivery Agreement is not 

available online, but it is clear from general references within LDP preparation 

documentation that the Delivery Agreement needed to be revised more than once. 

Vale of Glamorgan’s LDP required substantial revisions because of a change in 

political administration. 

 

3.41 There is no consistent reason for delays and the above is produced to highlight 

that it is evident is that LDPs are difficult and time consuming to prepare and delays 

seem almost inevitable.  

 

3.42 As the Bridgend replacement LDP is already 4 months behind schedule (based on 

a Delivery Agreement that is only 10 months old), and that that Delivery Agreement 

has itself been subject to a revised timetable, the date of adoption of the 

replacement LDP of April/May 2022 is extremely ambitious. 
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3.43 Another piece of evidence that is put forward (in Table 3.3) is the date from 

submission of the LDP to Welsh Government through to adoption. The same LPAs 

as in Table 3.2 have been used for this exercise. 

 

Table 3.3 – Timeframe from Submission to Adoption 

Council Submission 

(Stage 5) 

Adoption (Stage 8) Stage 5 – 8 Timeframe 

Blaenau Gwent Feb 2012 Nov 2012 9 months 

Bridgend Jul 2012 Sep 2013 14 months 

Caerphilly Oct 2009 Nov 2010 13 months 

Cardiff Aug 2014 Jan 2016 17 months 

Merthyr Tydfil 

Replacement 

Jan 2019 Jan 2020 12 months 

Monmouthshire Dec 2012 Feb 2014 14 months 

Neath Port Talbot Sep 2014 Jan 2016 16 months 

Newport Dec 2013 Jan 2015 13 months 

Powys Feb 2016 Apr 2018 26 months 

Rhondda Cynon 

Taf 

Jan 2010 Mar 2011 14 months 

Swansea Jul 2017 Feb 2019 19 months 

Vale of Glamorgan Jul 2015 Jun 2017 23 months 

 

3.44 The average timeframe for the above LPAs from submission to adoption is 15.8 

months. This includes a Replacement LDP (Merthyr Tydfil). Bridgend’s Delivery 

Agreement suggests a period of 7-8 months, which is quicker than any LDP or 

Replacement LDP to date since the process commenced 15 years ago. 

 

3.45 Taking the average of 15.8 months above, plus the 4-month delay that the Bridgend 

LDP Delivery Agreement is already subject to, suggests a not unreasonable 

adoption date of circa November/December 2023. Whilst this may be a negative 

view it is certainly not unrealistic given the above evidence.  Returning back to the 

lead-in times referenced earlier in these representations, should applications be 

submitted as soon as the LDP is adopted based on the above November/December 

2023 date, then completions would not be expected until late 2028/early 2029, 

which is Year 11 in the plan. This would leave just 4 years to deliver the numbers 

required in the Plan, and would require unrealistic delivery rates on site to achieve 

these numbers. 
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3.46 It is acknowledged that the above evidence in relation to adoption delays for LDPs 

together with lead-in times for planning applications is a worst-case scenario for 

two different processes. It is also acknowledged that some sites may deliver 

completions in accordance with the predicted timeframes in COM1 and SP2. 

However, it is not wholly unreasonable that some sites might not deliver for a 

significant number of years beyond Year 6, and it seems almost inevitable that 

many will not deliver in Year 6. 

 

3.47 This highlights the weakness and lack of robustness of relying on a small number 

of large allocations, as the Council is putting all of its eggs in not enough baskets. 

 

3.48 All of the above therefore further calls into question the ability to deliver the 

number of homes identified within the Plan period (and jeopardises the plan’s 

soundness accordingly).  

 

3.49 It must be noted that in many of the emerging ‘first round’ LDP allocations in a 

number of Welsh LPAs over recent years, applicants often submitted applications 

on the basis of Deposit allocations and Council’s, quite reasonably, did not 

determine those applications until the LDP was actually adopted. This approach 

clearly buys time and helps speed up delivery of emerging LDP allocations. 

However, given recent Ministerial Statements placing more emphasis on the plan-

led system in Wales, the dis-application of TAN1 and the lowering of the threshold 

for LPAs to have to refer residential applications that do not comply with the LDP 

to Welsh Government, there is no evidence that applicants will continue to submit 

applications outside [current LDP] settlement boundaries based on Deposit 

allocations. This is compounded by the fact that planning applications are requiring 

more and more detail to be submitted. 

 

3.50 All of the above has resulted in developers being more reluctant to pursue so-

called ‘speculative’ applications as the likelihood of success if the site is outside the 

settlement boundary and not in accordance with the Development Plan has been 

significantly reduced. This has in turn reduced the confidence in applicants 

submitting applications on sites outside settlement boundaries in advance of 

securing an LDP allocation as that is the clear advice from Welsh Ministers, 

including sites with Deposit allocations. The purpose of these representations is not 

to interrogate the planning merits of these decisions as it is clear that Welsh 

Ministers wish to focus on a plan-led system, but this does have a knock-on effect 

on LDP delivery rates as applicants are less likely to submit major applications on 

sites outside settlement boundaries but allocated in Deposit Plans. 

 

3.51 Notwithstanding, as set out in paragraphs 3.16– 3.18 above, the average timescale 

from the submission of the first application through to completions on site means 

that to deliver homes in Year 6 (2023-2024), applications would need to be 

submitted and would need to be well advanced through the formal system already, 

and this is not the case with any of the proposed allocations in the Deposit LDP. 
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3.52 The Deposit LDP is therefore fundamentally unsound as it does not allow for a 

range and choice of housing sites to come forward as and when they are required.  

In order for the LDP to be considered sound, there needs to be flexibility in the 

event that the strategic/large sites do not deliver quickly, nor at the quantum 

anticipated (potentially through the allocation a number of edge of settlement 

allocations which are deliverable and viable in the short term to address the 

shortfall in housing land supply in the early part of the plan period).  None of the 

strategic housing sites or allocations in COM1 are shown as delivering any units 

until year 6, and it is considered that this represents an unrealistic timeframe (as 

this would imply units coming forward in 2023/24). Based on the research 

undertaken in Table 3.1 above, for sites to be delivering completions in 2023/4 then 

applications would already need to have been submitted and the progress of the 

whole process (submission, determination, decision, discharge of pre-

commencement conditions, site enabling works, completions) would need to be 

well advanced. The plan overestimates the speed in which development can be 

brought forward on strategic sites, and the LDP strategy which concentrates on 

large sites potentially will not allow sites to come forward in a timely manner in 

response to market demands. 

 

3.53 Land at Ty Draw Farm therefore needs to be allocated for residential development 

to increase the prospect of delivery of homes, including much needed affordable 

homes, in the immediate term. The delivery of residential development on the site 

would make a valuable contribution to the windfall figure of 1,060 homes as 

identified in Table 7 of the Deposit LDP. 

Range and Mix of Homes 

 

3.54 In addition to units not coming forward within the early part of the plan period, it 

is also the case that the Deposit LDP as it currently stands does not provide an 

adequate range of types and sizes of units to meet varied housing needs (in 

accordance with PPW 11 which states for instance that development plans must 

“ensure that all communities have access to a range of well-located and designed 

energy efficient market and affordable homes to meet their needs”).  The over-

reliance on the Porthcawl Waterfront Site for instance, which will comprise 

predominantly higher-density / flat based development, does not amount to the 

provision of a range and mix of new homes for families where there is clear demand 

for them, as well as the Council’s aspiration to mitigate against Porthcawl’s aging 

population profile.   
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4 Suitability of Land at Ty Draw Farm for a Housing 

Allocation   

Overview of Deposit LDP’s Soundness 

4.1 As set out within this statement, further to a detailed review of the Deposit LDP, it 

is considered that the plan (as it currently stands) is both undeliverable and based 

on an unrobust evidence base, and therefore, the Bridgend Deposit LDP is 

fundamentally unsound.   

Suitability of Land at Ty Draw Farm for Housing  

4.2 It has been demonstrated throughout the LDP preparation process that land at Ty 

Draw Farm is entirely suitable for a residential allocation (“eminently sensible for 

housing” as the UDP Inspector states).  Submissions at Stage 1 and 2 of the 

candidate site process have provided detailed evidence and supporting survey 

information to demonstrate that: In accordance with the Development Plans 

Manual (March 2020), this submission aims to demonstrate that the following key 

principles are achievable in relation to the Candidate Site: 

• The site is in a sustainable location and can be freed from all constraints;  

• The site is capable of being delivered and developed through the plan 

period; and  

• The development of the site is financially viable.  

 

4.3 In summary, very recently constructed residential development lies to the south 

and more established residential development to the west of the site, and there is 

no commercial development in the immediate surroundings, therefore the basic 

principle of residential development on this site is acceptable, and the proposed 

land use is compatible with surrounding land uses. In addition, given the proximity 

of residential dwellings to the south and west, B2 and B8 use classes may not be 

appropriate, further restricting the potential B class development to, largely, B1 

only.  Planning Policy Wales 11 states at Paragraph 4.2.17 that “Maximising the use 

of suitable previously developed and/or underutilised land for housing development 

can assist regeneration and at the same time relieve pressure for development on 

greenfield sites. For example, sites and allocations which are no longer likely to be 

needed for office, industrial or retail purposes may be appropriate locations for 

housing. The de-allocation of under-used and underperforming sites must be 

considered through the development plan process and could make a contribution to 

the housing supply if it can be demonstrated that they are deliverable for housing.”  

The use of this underutilised land for housing development is therefore clearly in 

accordance with the Welsh Government’s advice on the future use of 

underperforming sites. 

 

4.4 An overview of the submission documents previously provided to the Authority 

which provide a full and robust case for the suitability of the site for a housing 

allocation are summarised below: 
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LDP Candidate Site Drawing Booklet – Hammond Architectural 

4.5 Hammond Architectural has produced an LDP Candidate Site Drawing Booklet to 

accompany this submission and to demonstrate deliverability. It has been informed 

by the technical studies that have been undertaken to date, as well as the extant 

consent.  The Drawing Booklet contains a key Site Features and Constraints Plan; 

Development Framework Plan; Concept Masterplan; and Key Parameter Plans 

(comprising Design Principles; Land Use; Access & Movement; Car Parking; and 

Phasing). The Key Parameter Plans have been prepared to spatially illustrate the 

Land Use strategy, high-level Design Principles, Movement and Access strategy and 

indicative Phasing Plan.  

 

Transport 

4.6 Asbri Transport Limited have produced a Transport Statement for up to around 66 

residential units. Based on the TRICS analysis undertaken the proposed 

development could generate up to around 24 two-way vehicle trips to/from the 

surrounding local highway network in the AM and PM peak periods respectively 

and 254 daily vehicle trips.  A comparative assessment has been made with the 

traffic generation forecast for the previously consented scheme of 94 dwellings and 

6,000m² of B1 employment floor area and is evident that a 66 residential unit 

scheme would generate less peak hour and daily traffic.  The site is sustainably 

located in the vicinity of several local amenities, schools and services in the nearby 

settlements of Pyle and North Cornelly.  

 

4.7 It is considered that this Transport Statement has demonstrated that there is no 

existing highway safety pattern or problem within the vicinity of the site which 

could be exacerbated by the proposed development. It has also demonstrated that 

sufficient multi-modal access can be achieved via an established and proposed 

network of active travel routes and existing public transport services within the 

vicinity of the site. 

 

Noise 

4.8 Hunter Acoustics, who were the acoustic consultants for the 2012 planning 

application, have provided an updated noise map. They conclude that road noise 

levels at ground and first floor facades are indicated to be ≤60dB LAeq,16hr. This 

would fall under NEC B of TAN11. Standard thermal double glazing and 

background ventilation provided through trickle ventilators in open position is 

indicated to be sufficient to control internal noise intrusion to BS 8233:2014 

‘desirable’ criteria.  Garden noise levels are indicated to fall under the 55dB 

LAeq,16hr with standard 1.8m high close-board fences included, except for the 

northern plots where garden levels of 56dB LAeq,16hr are predicted. This excess is 

very marginal and should not be considered a significant constraint to 

development. 

 

Ecology 

4.9 A Preliminary Ecological Appraisal has been undertaken by Ecological Services 

Wales Ltd. The habitat within the site boundary is found to have low ecological 
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value for wildlife due to the low potential for protected species or habitats within 

the site boundary. Whilst the site is found to have low ecological value, it still does 

have value for common flora and fauna. The adjacent woodland to the east of the 

site has moderate ecological value and careful consideration to this habitat must 

be given to ensure the development proposals do not inadvertently affect the 

woodland.  The report makes a number of recommendations that should be 

adhered to reduce and/or avoid any negative impacts the development may have, 

and to provide biodiversity enhancements where possible. 

Trees 

4.10 An Arboricultural Report has been produced by Arboricultural Technician Services 

Ltd. It concludes that the site has potential to accommodate development whilst 

retaining the trees of value. The significant trees on or adjacent to this site should 

be given due consideration in the development design process. 

 

Drainage 

4.11 A SUDS Viability Assessment has been undertaken by Quad Consult. It assesses the 

existing and proposed foul and surface water strategy, including an analysis of the 

SUDS standards that came into force in January 2019.  It concludes that a SUDS 

compliant scheme can be accommodated within the site, and that the layout can 

be developed further once further engineering appraisals have been undertaken to 

quantify the exact volumes of attenuation required. 

 

Agricultural Land Classification 

4.12 The Welsh Government’s predictive ALC map shows that the quality of agricultural 

land at the Site is classified mainly as Grade 2, with Subgrade 3a in the northeast. 

From a comprehensive desk-based assessment of published information on 

climate, geology, soils, plus a gradient assessment using detailed topographical 

information, the Askew assessment predicts that agricultural land quality: 

(i) cannot be graded higher than Grade 2 due to an overriding climate limitation; 

(ii) is likely to be limited by gradient to Subgrade 3b on strongly sloping land in the 

north eastern part of the site; 

(iii) is likely to be limited by soil wetness to Subgrade 3a/3b in the north-western 

part of the site; 

(iv) is likely to be limited by soil wetness in the southern half of the site to Grade 2. 

4.13 The assessment concludes there is likely to be a lower proportion of Best and Most 

Versatile (BMV) agricultural land in ALC Grade 1, 2 or Subgrade 3a at the site than 

shown on the Welsh Government’s Predictive ALC map online. As the site measures 

approximately 2.2 ha, and it is enclosed by non-agricultural land (woodland) and 

urban development, development of agricultural land at the site would not 

significantly harm agricultural interests in national planning policy, or development 

plan terms. It is also curious to note that the recent residential development to the 
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south of this site is classified as Grade 3a in the Welsh Government’s predictive ALC 

map.  

Geo-environmental 

4.14 A Geo-environmental Site Investigation Report has been produced by Terra Firma. 

The site has been unoccupied field land throughout the years researched. No radon 

protection is required for new development on the investigation site. Soakaway 

tests were undertaken in a number of trial pits and negligible infiltration was 

recorded during the soakaway testing, over a period of over 2 hours. Based on 

these results together with the ground conditions encountered, it is considered 

that the use of traditional soakaways for storm water drainage will not be suitable 

for the proposed development. 

  

4.15 All substances tested for were found to be present at concentrations below their 

respective human health threshold apart from one exceedance each of 

naphthalene and benzo(a)pyrene at the far north of the site in TP01 at 0.2m depth. 

Remedial measures will be required due to elevated concentrations of naphthalene 

and benzo(a)pyrene at TP01 at 0.2m depth. The affected soils are the dark brown 

organic-rich gravelly clay. 

 

4.16 Due to the isolated contamination recorded at TP01 at 0.2m depth when compared 

to the concentrations recorded in other samples tested from around the site, it is 

considered likely that this area has either been affected by an off-site source during 

the construction of the adjacent road; or from fall-out from traffic.  It is therefore 

recommended that further testing is undertaken around TP01, and alongside the 

road in an attempt to delimit the contamination. This could allow a ‘hotspot’ to be 

reasonably defined. The contaminated soil could then be removed from site and 

disposed of at a suitable landfill facility. 

Utilities 

4.17 A Utilities Search has been undertaken by Cornerstone Projects Ltd. The Utilities 

Search does not identify any shortcomings, largely because of the recently 

constructed adjacent residential site. 

Viability 

4.18 A Viability Appraisal has been submitted by Jehu Group.  
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5 An Alternative Option for the Site 

5.1 There is clearly a tension regarding the proposed best use of the site. All parties 

agree that the site lies in a location that is suitable for a development of this scale, 

within a Sustainable Growth Area.  

5.2 The Council considers that the site is not needed for residential development in the 

current Plan period but the site promoter considers that the delivery rates of 

housing completions is not realistic and as such the LDP will not deliver the 

required number of homes within the Plan period and therefore more residential 

sites (particularly smaller ones) are needed. 

5.3 The Council considers that the site is needed for employment use based on the 

updated report by Stantec in 2021 (although it is noted that the original report in 

2019 concluded that the site could be a reserve site). The Stantec report doesn’t 

appear to have given appropriate weight to the long-standing allocation over at 

least 4 development plans and over 40 years and is therefore a theoretical position 

and not one based on robust evidence.  The site promoter’s position is that the site 

has been allocated for over 40 years – it has been allocated in Development Plans 

for various types of employment uses since at least the 1970s (indeed Development 

Plans are not even available that show the land not allocated for employment use), 

as confirmed by the Section 78 appeal at the site in 2005.  The Sutton Consulting 

Report concludes that there is a substantial amount of available employment 

floorspace within the County Borough, in more commercially attractive areas. 

5.4 As such, a third alternative could be that the settlement boundary is extended and 

the site is not allocated for housing or residential use so that it would constitute 

white land within the settlement boundary. The inclusion within the settlement 

boundary and lack of a specific allocation will enable the market to dictate the 

future use of this land.  

5.6 The site promoter is a commercial developer therefore if a commercial opportunity 

arose that resulted in a larger capital receipt than a residential scheme, then it 

would make no commercial sense to not pursue that opportunity, and then the 

‘need’ identified in the Stantec report would be realised.  

5.7 However, the reality is that a commercial use for this site is highly unlikely and 

therefore a residential development can act as a valuable windfall site to assist with 

the Council’s housing delivery, including affordable homes. 

5.8 If not allocated for residential development within the replacement LDP, but 

instead just included in the settlement boundary as white land, then the site could 

make an important contribution to Bridgend’s windfall allowance, which identifies 

a figure of 1,060 homes in Table 7 of the Deposit LDP. 
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6 Conclusion   

6.1  The suite of technical studies demonstrate that the site is suitable for residential 

development, even without the benefit of the extant planning consent for 6,000 

sqm of B1 employment, which is a material consideration.  

6.2 The site is located within the settlement boundary of North Cornelly, one of the 

LDP’s ‘Sustainable Growth Areas’.  The Deposit LDP sets out that “Sustainable 

Growth Areas have been identified as areas most conducive to sustainable urban 

growth and appropriate urban expansion in a manner that will ensure the County 

Borough’s housing requirements can be met.  Sustainable Growth Areas have been 

be prioritised for growth based on their identified local housing need, accessibility, 

availability of amenities and employment provision in the context of their existing 

population bases and position in the settlement hierarchy.” 

 

6.3 The provision of housing on the Ty Draw Farm site clearly accords with the LDP’s 

spatial strategy, and instead of the site remaining as a vacant employment 

allocation (as will be the case for nearly 60 years at the end of this Plan period in 

2033), it is considered that this highly sustainable site presents an appropriate, 

viable, and deliverable (in the short term) housing allocation (which will assist the 

Authority in terms of delivering units within the early part of the plan period – 

something which the current plan will not do). 

 

6.4 It has been demonstrated that Land at Ty Draw Farm is undeliverable as an 

employment allocation for a number of reasons, not least its extensive history for 

employment allocation (including different types of employment), in the control of 

both Welsh Government and a private developer, and with a supporting policy 

background.  Its reallocation for employment land, which will take the life of the 

allocation to nearly 60 years by the end of the Plan period is not in accordance with 

the Development Plans Manual regarding rolled over allocations, and results in an 

unsound plan. 

 

6.5 Finally, there is a third option for the site and that is simply to include it within the 

settlement boundary but not allocate it for residential or employment 

development, and then the market can dictate what is the most suitable use for the 

site, which it must be noted has been considered acceptable by a number of 

inspectors (development plans and Section 78 inspectors) for both residential and 

employment use. 
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Appendix A: Employment Land Review Report Sutton Consulting (July 2021)  
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Appendix B: Appeal Reference APP/F6915/A/05/1175163 Land at Ty Draw Farm 
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Appendix C: LSH Marketing Letter (3rd September 2019) 
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Appendix D: Fletcher Morgan Marketing Letter (5th November 2019) 
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1 Introduction 

1.1 Instructions 

This Employment Land Report has been prepared by Sutton Consulting Limited on behalf of Jehu Limited and 
South Wales Land Developments Limited in relation to the allocated employment site known as Ty Draw Farm, 
Pyle, Bridgend.  

This report considers the role of the ‘property offer’ in terms of the economic development strategy for Bridgend 
County Borough and then looks at the wider employment land market in South Wales more generally. We then 
draw conclusions about the role of the site in terms of its regional employment allocation. This report therefore 
addresses the following: 

 Market Context – we provide an updated market context for the provision of employment land and 
property in Torfaen and the wider South Wales employment property market. 

 Economic and Planning Framework – overview of trends in Bridgend and Cardiff Capital Region. 

 Supply and Demand – a review of available sites within the sub-region and a demand perspective for 
employment sites and property. 

Background 

The whole of the Ty Draw Farm site is allocated in the existing Bridgend Local Development Plan for 94 
dwellings (LDP ref: COM2(22)) with a gross area of 5.4 acres (2.2 hectares) allocated for employment, use 
classes B1, B2 & B8, (LDP ref: SP9(4)).  

Purpose of this report 

This Employment Land Report has been prepared to assess the potential of the removal of the employment 
allocation on this site and an alternative allocation on all or part.  

Structure of the report  

• Section 2 sets out an overview of the site including location, marketing history and market context.  

• Section 3 provides a market assessment including a regional overview and sectoral analysis 

• Section 4 assesses the employment land availability within Bridgend and overview of new 
development trends in the Borough 

• Section 5 sets out a site-specific context  
 

1.2 Experience 

Sutton Consulting Limited was established in February 2019 by Chris Sutton BSc MRICS who started his career 
in 1986 with a sandwich year in the Welsh Development Agency’s estate office on Bridgend Industrial Estate, 
before moving into private practice with Powell Tuck & Partners, Gerald Eve and King Sturge (who were taken 
over by international property consultants JLL in 2011). He was Lead Director in the Cardiff office of King 
Sturge/JLL from 2007-2019 with day-to-day responsibility for industrial agency matters. This included the 
marketing and disposal of over 30 million sq ft of floorspace for clients such as Visteon, Valeo, Parke Davies, 
DuPont, Hitachi, Panasonic, Borg Warner, AB Electronics, Arjo Wiggins and Impress Metals.  

Chris Sutton is a past Chair of CBI Wales (2014-16), was a member of Welsh Government’s Ministerial Advisory 
Board for the Economy (2014-2021) and sat on the Independent Advisory Group for Planning Reform’ which 
reported with recommendations in advance of the Planning (Wales) Act 2015. 
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2 The Site 

2.1 Overview 

The land is known as Ty Draw Farm, North Cornelly, Pyle, Bridgend, CF33 4AL. The site is located immediately 
to the north of Junction 37 of the M4 motorway, some 6.5 miles west of Bridgend, 26 miles west of Cardiff and 
17 miles east of Swansea. Located within the County Borough of Bridgend, it is close to the boundary with 
Neath Port Talbot.  

The M4 is the primary road in South Wales and the motorway is relatively free flowing in the Bridgend - Margam 
area; in addition, Junction 37 does not suffer the congestion seen on many junctions in south-east Wales and 
Swansea Bay. The GWR mainline railway broadly tracks the M4 and there is a local station in Pyle and larger 
stations at Bridgend and Port Talbot. Bus routes run along the A4229 dual carriageway passing the site on their 
route into Pyle and the A48.  

Originally marketed as a 15 acres strategic site (24-acre gross area), following Planning Application 
12/0796/FUL, the site is now allocated for 94 dwellings (LDP ref: COM2(22)) with a gross area of 5.4 acres (2.2 
hectares) allocated for employment, use classes B1, B2 & B8, (LDP ref: SP9(4)). The housing element has now 
been developed however the employment element remains undeveloped.  

Figure 1: Ty Draw Farm current land allocation (residential now developed) 
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2.2 Site description 

The employment element slopes, and significant and costly earthworks would be required to create two 
development plateaus which would substantially reduce the net developable area from the grow area of 5.4 
acres. A masterplan accompanying the 2012 application suggests up to 21,000 sq ft of employment floorspace 
could be developed on Plateau 1 and a further 43,000 sq ft on Plateau 2.  

2.3 Marketing history 

The site was originally promoted by the landowners, Land Authority for Wales, as a 24 acre (15-acre net 
developable) ‘strategic employment development site’ in the late 1980s. We have two sets of identical marketing 
particulars for the site, dating from 1989 and 1993. These particulars are attached as Appendix 1 and the 1989 
aerial photograph is set out below. Unlike many public sector sites, the Ty Draw site was not prepared for 
development with earthworks and infrastructure, rather Ty Draw Farm promoted as a greenfield opportunity  
 
Figure 2: Aerial photo from 1989 Land Authority for Wales marketing particulars – 15-acre strategic 
development site 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
The site was actively marketed throughout the 1990s by the Land Authority for Wales and, on their behalf 
through its Property Database team, the Welsh Development Agency.  
 
This was at a time when Wales was performing strongly in the inward investment market – when Sony and 
Bosch developed new facilities on greenfield motorway junction sites at Pencoed and Miskin respectively. In 
addition, other sites from the Mid Glamorgan portfolio of sites were fully developed e.g., Brynmenyn (Bridgend), 
Navigation Park (Abercynon), Cwm Cynon (Mountain Ash), Nantgarw (Treforest), Tredomen (Ystrad Mynach), 
Ynysplwm (Royal Glamorgan/Llantrisant). 
 
In 1998, the Land Authority for Wales merged into the Welsh Development Agency (WDA) and the site 
continued to be marketed by the WDA’s Property Database team. However, by the early 2000s, the trend of 
inward investment had reversed and there was off shoring to economies with lower costs of production, notably 
the Far East and Eastern Europe. The site remained undeveloped through the 2000s prior to its sale to South 
Wales Land Developments Limited in 2010.  
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The decade was notable for a long period of economic growth (up to the great financial crisis of 2007/8) with the 
property market particularly active. In South Wales, during this period there was a trend of new office floorspace 
being developed on out-of-town business parks, particularly on motorway junctions. ‘Own front door’ offices 
made popular purchases for local professionals in their SIPP pension funds and office schemes were 
developed by a range of developers at locations including Bocam Park (adjacent to Junction 35, Pencoed), 
Mardon Park (Llantrisant), Greenmeadow Springs (J32), Charnwood Court (A470, Nantgarw), Navigation Park 
(A470, Abercynon), Cardiff Gate (J30), Celtic Springs (J28), Langstone Park (J24) and further west Axis Court, 
Swansea Enterprise Park (J45). However, the Pyle site remained undeveloped during this sustained 
development programme, possibly reflecting the relative lack of service sector businesses in this sub-region.  
 
Commercial property agents Lambert Smith Hampton (LSH) were appointed to market the employment land on 
behalf of South Wales Land Developments Limited in December 2013 and in January 2014 produced the 
marketing brochure shown in Appendix 2. Owen Griffiths of LSH has also provided a comprehensive account of 
marketing activities undertaken in a letter dated 3 September 2019, provided under separate cover in the 
Deposit LDP representation prepared by Asbri Planning. In addition, pub, hotel and leisure operators were 
approached and a letter from Richard Ryan of Fletcher Morgan dated 5th November 2019 is also available 
under separate cover in Asbri Planning’s representations. 
 

2.4 Summary 

The subject site was originally marketed as a large-scale strategic employment site but remained undeveloped 
for some decades, notwithstanding an active marketing programme undertaken by the Land Authority for Wales 
and the Welsh Development Agency.  

At this time, there was the opportunity to develop a greenfield site with strong access, being located adjacent to 
a motorway junction. The WDA were respected leaders in the inward investment market, and, at this time, the 
WDA had an active site reclamation and preparation function alongside an ‘Advance Factory’ property 
development programme However, the site remained undeveloped during this period.  

In the 2000s private sector developers were active across South Wales in developing out of town office parks, 
particularly on well-connected sites such as Ty Draw. However, the subject site was not taken up. In 2012, 
planning consent was secured for a mixed scheme and the employment element has continued to be marketed, 
but without success.  
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3 Market Overview 

This section provides a market assessment including regional overview and sectoral analysis. 

 

3.1 The role of the employment ‘property offer’ in Bridgend  

 
Across Bridgend and, indeed, the wider Cardiff Capital Region differing levels of economic infrastructure, skills, 
labour availability and business finance have a material impact upon levels of demand and investment from 
business. However, the ‘property offer’ for employment sites and premises can have a major impact. The 
availability of the right property, or site, can be fundamental to winning an inward investment project or, just as 
importantly, retaining an existing business in the County Borough that wishes to relocate or expand.  
 
There are gaps in the supply of both new floorspace and serviced development sites across a wide range of 
employment property types with no substantial development programme in place. This is primarily due to a lack 
of viability in terms of the return on cost. However, we must consider where the pressure is for new development 
and have consideration to the large stock of existing sites and premises located within the industrial corridor 
from Bridgend to Swansea.  
  

3.2 General market conditions 

The South Wales economic region stretches from the Severn Bridges in the east to Swansea Bay in the west 
and northwards to the A465 Heads of the Valleys Road.  The prime region, for property activity as defined by 
transactions, investment activity and new development, is the Newport - Cardiff coastal belt, following the line of 
the M4 motorway.  
 
The market for employment property and sites in south-east Wales has improved over the past decade, from the 
low point of the ‘great financial crisis’ with record levels of availability. The property market has performed 
strongly over recent years as a decade of historically low interest rates in the UK has boosted all asset classes, 
including property – however these conditions have led to few new speculative or ‘build to suit’ developments.  
 
Covid-19 - the impact of the pandemic has mostly affected the retail and leisure markets although the office 
market is also underperforming whilst we see the continued uncertainty as to the pace that office workers will 
return to the office following the extended period of working from home. Welsh Government has set a policy 
ambition of 30% remote working and introduced a ‘town centre first’ policy which is explored in 3.3 below. The 
industrial market has been the strongest performer in the past year with much reduced vacancy levels and rising 
rents and capital values. There is also significant investor interest in the multi-let industrial property market at 
present leading to further downward pressure on investment yields and rising prices.  
 
Brexit – aside from Covid-19, the implementation to leave the EU on 31 January 2020 and end of transition 
period on 31 December 2020, has meant uncertainty over the future direction of the economy, property market 
and post-EU structural funding.  
 
We have seen examples of the reshoring of production back into the UK single market (e.g., PPE) but also 
seen disruption to more complex markets such as automotive supply chains with companies such as Tenneco, 
Kasai, Showa, TRW, Musashi, Hi-Lex, Schaeffler and Toyoda Gosei closing or downsizing facilities in South 
Wales.  The resilience of ‘just in time’ supply chains has been brought into sharp focus particularly where 
components are sourced from the EU. There is evidence that some companies are protecting against potential 
disruption through holding more stock – this trend has a positive impact upon warehousing demand. 
 

3.3 Overview – offices and B1 business park sector 

As stated above, during the 2000s, there was a significant trend in the development of new office floorspace in 
courtyards on out-of-town business parks. Developers such as Macob, Charnwood, JR Smart, Robert Hitchins, 
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Rightacres, WCR Property, Dovey, PMH and Liberty close to one million sq ft of out-of-town office space during 
this period.  

Since the mid-2000s, there has been a shift of office activity to the city centre of Cardiff with much reduced 
activity in in the general out-of-town market. The focal point has been central Cardiff and the 220,000 sq ft pre-
let to Admiral Insurance has been followed by the 150,000 sq ft BBC Headquarters and 266,000 sq ft HMRC 
hub at Rightacres’ Capital Square. Welsh Government supported this activity through the Central Cardiff 
Enterprise Zone (2011-18).  Indeed, 1.5 million sq ft of office accommodation was developed in the city centre 
(Central Square and Capital Quarter). Prime rents moved to £25 per sq ft in the capital making development 
viable.  

Across South Wales, the business park sector has, in general terms, had a decade of under-performance with 
little new floorspace being built. Planning restrictions have limited car parking on new developments whereas 
changing technology often means a higher density of workers to floorspace than previously. Most motorway 
junctions in South Wales have a business park attached to them.  However, in the main, these are fully 
developed, or close to being so.   

Welsh Government ‘town centre first’ policy - In January 2020, Welsh Government announced a ‘town 
centre first’ policy for public sector office workers as part of its ‘Transforming Towns’ initiative. This stated that 
‘… to help breathe new life into town centres, the Welsh Government is today unveiling a new ‘Town Centre 
First’ approach, which means locating services and buildings in town centres wherever possible. As part of this 
approach, all Welsh Government departments will put the health and vibrancy of town centres as the starting 
point for their location decision-making processes. Utilising this approach, the public sector is also being 
encouraged to support towns by locating offices, facilities and services within them to drive footfall and create or 
sustain vibrancy’. 

Outside of Cardiff city centre, office demand is driven by public sector enquiries from the likes of local 
authorities, health boards and other departments. This policy is likely to significantly limit the number of office 
enquiries in the future for out-of-town offices in locations such at Pyle.  

Notwithstanding the ‘town centre first’ policy, office demand is on hold at present as occupiers look to a hybrid 
model including remote working and increased technology. Whilst office demand may rebound at some point, 
there will be surplus space from firms downsizing and a confused picture in the short to medium term which will 
impact upon developer sentiment. 

3.4 Overview – industrial & manufacturing 

UK take-up of industrial floorspace in 2020 was 59.7 million sq ft according to Lambert Smith Hampton (LSH) 
with Amazon responsible for 20% of this floorspace. This total beat the previous record year of 2016 by a fifth. 
LSH stated that 6 million sq ft of this take-up was directly connected to Covid e.g., for the distribution of PPE 
and the growth in e-commerce pushed parcel delivery companies, supermarket chains and new e-commerce 
firms to accelerate their expansion plans. Cushman & Wakefield recorded take-up of 50.4 million sq ft although 
used slightly different criteria on deal size. 

Industrial take-up figures collected by the Industrial Agency Society for South Wales recorded take up for Q1 
2021 at 959,917 sq ft over a total of 84 deals. This was high and may reflect a Covid-19 boost to demand. To 
put this into perspective, take up for all of 2019 was just 1.6 million sq ft. In Q1 2021 there were five deals over 
50,000 sq ft, with most deals being in the sub 10,000 sq ft bracket. Overflow warehousing forms a large part of 
this take-up in the mid-Valleys, less so in the Heads of the Valleys where manufacturing dominates.  
 
Total stock in South Wales - Welsh Government research (source: SQW) suggests that the total stock of 
industrial floorspace in Wales is circa 200 million sq ft (and 35 million sq ft of offices). Annual take-up is circa 3.6 
million sq ft of industrial accommodation for the whole of Wales, again dominated by South Wales.  
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B1 hybrid/R&D floorspace – there is a limited market for B1 hybrid units (high quality industrial including, say, 
one third office floorspace) however private sector development has been restricted to Cardiff. In the public 
sector, Blaenau Gwent Council is delivering 11,048 sq ft at The Works and Caerphilly Council has recently 
completed c.20,000 sq ft at Ty Du, Nelson however both are supported by the European Regional Development 
Fund. 
 
There is little or no demand for B1 hybrid/R&D floorspace in Pyle. There is demand for small units for local 
SMEs however these are not cost-effective to develop due to the relatively high construction costs of small 
starter units with multiple service connections, doors etc. In addition, starter units logically attract start-ups or 
smaller local businesses which offer the covenant strength to secure development funding on favourable terms.  

 
B2 manufacturing – there is a period of dynamic change at present with Brexit leading to disrupted supply 
chains and some businesses leaving Wales, notably in the automotive sector e.g., Hi-Lex Cables (Baglan), 
Toyoda Gosei (Swansea), Schaeffler (Bynea), Showa (Aberdare), Musashi (Blackwood), Textron (Ystrad 
Mynach, Kasai (Merthyr Tydfil), Trico (Pontypool) whilst Ford closed its 2.11 million sq ft engine plant (area from 
VOA rating assessment) as the sector transitions away from petrol and diesel.  
 
There is a limited amount of re-shoring of production (e.g., PPE) and there is strength in the local and regional 
business sector. However, these types of businesses are not usually associated with Grade A modern 
floorspace and generally prefer more cost effective secondhand stock. 
 
There is demand for industrial floorspace in Pyle and the wider Bridgend – Port Talbot corridor however this 
demand is price sensitive and often for shorter term overflow accommodation. Lower rents and shorter leases 
both severely impact upon the viability of speculative development of floorspace and when secondhand 
floorspace can be bought for £30-50 per sq ft it makes little sense to pursue new development costing £80-100 
per sq ft.  

 

3.5 Overview – logistics and open storage  

B8 warehousing & logistics – the pandemic has increased demand for warehousing and boosted the urban 
logistics sector. However, B8 demand is focussed upon the core area of the UK from London to Leeds & 
Manchester. There is a major logistics cluster at Avonmouth and in South Wales demand is mainly from those 
companies seeking to serve the population of Wales, e.g., Lidl (Bridgend), Tesco (Magor).  
 
Amazon developed an 800,000 sq ft internet fulfilment centre on Fabian Way, Swansea in 2008 however that 
location decision was, we understand, due to public sector support combined with the availability of labour. 
Subsequently, Amazon Logistics has taken 300,000 sq ft in the Borg Warner factory at Kenfig.  
 
There are enquiries from urban logistics operators with DPD Geopost acquiring 8 acres for £130,000 per acre at 
Parc Felindre, Swansea (Junction 46). This was a former tinplate works remediated by the WDA at a total cost 
of £35 million. DPD has developed a similar 60,000 sq ft cross-dock logistics unit in Wentloog. We have not 
received any enquiries for urban logistics depots in Pyle.  
 
Other enquiries – Sutton Consulting is working with St Modwen on the potential sale of over 100 acres at 
Baglan Energy Park, Baglan and a private landowner at Kenfig Industrial Estate. Enquiries received in the last 
year for land in Neath Port Talbot include general land enquiries for storage and non-specific uses:   
 
- 5 acres for the storage of refrigerant gases for the supermarket industry 
- 10 acres for a waste to energy incinerator and energy production unit 
- land for the mass storage of vehicles,  
- land for container storage 
- Network Rail (10 acres of open storage) 
- Amazon (5-10 acres of parking) 
- Clients of Cooke & Arkwright (5+ acres) 
- Jenkins Best (1 acre plant yard) 
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- BNP Paribas 3 acres for Royal Mail 
- Local builder – 5-acre contractors’ yard 

 
Local demand for employment sites is for this type of ‘scruffy-user’ compound with nearby Village Farm 
Industrial Estate dominated by secure yards with plant hire, building materials, vehicle storage and similar uses. 
 
Figure 3: Proximity of the subject site to Village Farm Industrial Estate, which illustrates local demand 
for compounds and other storage uses. This type of employment use would be a difficult neighbour to 
the adjacent residential development 
 

 
 
                   Ty Draw Farm Site 
 
 
 
   Typical compounds 
   Village Farm 
   Industrial Estate 

 
 

3.6 The viability challenge for new development  

Most transactions for employment floorspace involve secondhand accommodation.  

Attached as Appendix 3 are industrial deals in Bridgend completed in the 12 months to 30 June 2021 according 
to the Industrial Agents Society, none of these deals are for new floorspace. Indeed, Appendix 4 illustrates all 
304 deals in South Wales for the 12 months to 30 June 2021 (source: Industrial Agents Society) and only 3 
transactions relate to new developed floorspace. In the office market, there have been no small new scale office 
developments completed in the past 12 months (at a larger scale 140,000 sq ft DWP offices at Nantgarw and 
the 100,000 sq ft Llys Cadwyn office development by RCT Council [Taff Vale site, Pontypridd] were completed).  

The primary issue in terms of delivery of new floorspace is that of viability with rental levels and capitalisation 
yields not sufficient to create a return attractive enough for developers to undertake speculative development - 
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whilst other concerns are rising cost inflation in the construction industry and legislation requiring improved 
energy efficiency standards.  

According to the HIS Markit UK Construction PMI survey (6 July 2021) supplier delivery times have lengthened 
to the greatest extent on record and input inflation is the highest since the survey began in April 1997. 
Imbalanced demand and supply resulted in rapid cost inflation across the construction sector. In terms of 
building materials panel members commented on short supply across the board, particularly cement, concrete, 
plaster, steel, timber and roof tiles. Adding to cost pressures in June was the steepest rise in rates charged by 
sub-contractors since the survey began.  

Figure 4: Cost price inflation in the construction sector makes new development less viable (Source: 
HIS Markit UK Construction PMI survey 6 July 2021 

 

Public Sector – there are limited schemes underway in Wales supported by EU ERDF funding or Welsh 
Government’s Tech Valleys initiative. These include B1 hybrid units in The Works, Ebbw Vale and Ty Du, 
Nelson. Also, small industrial units in Robertstown, Aberdare and Lawn, Rhymney. All are subsidised to a 
significant extent and, even if Bridgend Council was interested in speculative development, we do not think the 
same level of support would be available compared to the Heads of the Valleys.  
 

Private Sector - the only significant private sector development programme has been by Formaction Limited 
(Mr Derek Bawn & family) who has delivered around one million sq ft through refurbishment of existing facilities 
and constructing new units – sites include ex-Sony, Bridgend, ex-Freemans, Penarth Road, Cardiff, Hayes 
Road, Barry, Hepworth Business Park, Pontyclun, Corporation Road, Newport and Duffryn, Ystrad Mynach. 
Formaction has not developed any floorspace west of Cardiff (Sony, Bridgend is a sub-division). 
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Pencoed scheme – a speculative scheme of 46,100 sq ft is proposed at Pencoed Technology Park where fully 
serviced development land has been prepared by Welsh Government. Deeside Regeneration Limited is a joint 
venture between Maple Grove Developments and Trebor Developments and the developers have secured 
ERDF funding.  
 
Figure 5: Proposed speculative scheme by Deeside Regeneration at Pencoed. The scheme has the 
benefit of a level and fully serviced/plateaued site and ERDF grant funding 
 

 
 
A further scheme of small units is proposed at Felindre Court, Pencoed comprising 18 units of 1,256 sq ft each 
(agent: Knight Frank) but construction has not yet commenced. A small unit scheme is under construction at 
Coychurch Industrial Estate with an anticipated completion date of Q4 2021 – comprising 12 units ranging from 
420 sq ft to 775 sq ft each (agent DLP). 
 
 

3.7 Summary 

There is activity in the employment property market in South Wales with steady take-up of existing secondhand 
floorspace across the region.  
 
There is less activity in the out-of-town office market at the present time, with the pandemic having a direct 
impact upon the service sector’s ‘ways of working’ with remote working and increased use of technology leading 
to many occupiers reassessing their floorspace needs. Whilst the office market is likely to return to a normality in 
the medium term, there will, in our view, be a lack of confidence from property developers regarding new 
speculative development of office floorspace. In addition, the Welsh Government’s move towards a ‘town centre 
first’ policy for public sector office workers will impact upon the core strand of demand for office floorspace from 
public sector occupiers.  
 
In the industrial market, there has been little in the way of new development since the public sector build 
programmes of the Welsh Development Agency and Cwmbran Development Corporation finished in the 1980s. 
There is activity from the public sector in high priority areas of the Heads of the Valleys (with the benefit of 
significant support from the remnants of EU funding) whilst the private sector has been active in Newport-
Cardiff. There has been little speculative development in Bridgend – there is a scheme proposed at Pencoed 
however this has the benefit of a serviced site prepared by the public sector and EU ERDF funding.  
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4 Bridgend Employment Land Review  

This chapter provides a market assessment of the employment land market in Bridgend and identifies the 
existing strengths and weaknesses of the County Borough in comparison to the wider Cardiff Capital Region. 

4.1 Bridgend Overview 

Bridgend County Borough has a population of 143,400 (ONS: 2018) and an area of 12approx. 25,500 hectares. 

The more prosperous part of the county is located to the south, focussed upon Bridgend and enjoying closer 

proximity to the M4 motorway and prosperous coastal belt of south Wales. The northern half of the county is a 

weaker socio-economic and employment location with post-industrial decline in the Bridgend Valleys. Pyle / 

Kenfig / Cornelly has 12% of the total Bridgend population, 11% of businesses and 8% of jobs (source: Bridgend 

Council: Bridgend County Borough Profile 2018) 

 

Figure 6: Sub areas of Bridgend County Borough 

 

Bridgend grew rapidly post-WWII with a strong manufacturing base attracted by the strongest combination of 
road communications and top tier grant support. Bridgend has a large industrial base relative to its population 
size and Pyle has been overshadowed by this. In addition, to the west are the major steelworks at Port Talbot 
which has attracted its own supply chain whilst large trading estates at Kenfig, Baglan have a low site density 
and plentiful land for development. 

A search using EG PropertyLink (undertaken 26.07.2021) highlighted the following availability:  
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Figure 7: Offices to let or for sale in Bridgend County Borough (source: EG PropertyLink / agents) 

Address Property 
Type 

Area  
sq ft 

Sale or 
rent 

Price Agent 

4 Derwen Rd, Bridgend Office suite 558 Leasehold £7,250 pa Watts & Morgan 
8A Dunraven Place, Bridgend Office suite  236 Leasehold £5,750 pa Watts & Morgan 

3 Wyndham Street, Bridgend Shop/office 672 Leasehold £8,500 pa Watts & Morgan  

1A Station Hill, Bridgend Shop/Office 348 Leasehold £5,500 pa Watts & Morgan  

62 Molton Street, Bridgend Shop/Office 1,109 Leasehold £8,950 pa Watts & Morgan  
Derwen House, Bridgend Office suite 623 Leasehold £5,295 pa Watts & Morgan 

Sunnyside House, Bridgend Office suite 8,761 Lease/Sale On application JLL 

Tremains Business Park Out of town office 3,100 Leasehold On application JLL 

Suite 2, Block 2, Bridgend Office 3,151 Leasehold On application Azure 

13A/15 Penybont Rd, Bridgend Office 1,245 Freehold £139,950 Watts & Morgan 
Waterton House, Bridgend Out of town office 22,500 Lease/Sale On application  Fletcher Morgan 

3 Oldfield Rd, Bocam Pk, Bridgend Out of town office 4,306 Lease/Sale £25kpa/£600k Emanuel Jones 

8 Oldfield, Bocam Pk, Bridgend Out of town office 3,182 Leasehold  £10.50 psf DLP 

Morris House, South Rd, Bridgend Out of town office 12,377 Freehold £800,000 Lambert Smith Hampton 
Ashfield Surgery, Bridgend Ex-healthcare  3,631 Freehold £475,000 Watts & Morgan 

Kingsway House, Bridgend Ind Est Estate Office 3,508 Leasehold On application Jenkins Best 

Unit 1100 Central Park, Bridgend Out of town office 4,364 Leasehold £31,650  Jenkins Best 

Unit 5 Bank Buildings, Bridgend Est Office 1,573 Leasehold On application DLP 
Chapel Barns, Merthyr Mawr Office 2,077 Leasehold £25,900 Cooke & Arkwright 

Brackla House, Bridgend Office 6,510 Leasehold £71,610 Cooke & Arkwright 

Old Church, Tythegston Office 1,003 Leasehold On application DLP 

90 John St, Porthcawl Ex-bank 3,682 Freehold £350,000 DLP 
Tuskers Barn, Porthcawl Out of town office 1,489 Leasehold £22,250 DLP 

Morien Ho, Bridgend Bus. Centre Out of town office 3,694 Leasehold £25,000 DLP 

9A Bridgend Bus Centre Out of town office 1,309 Leasehold £12,950 DLP 

Red Dragon Court, South Rd Out of town office 2,131 Leasehold £17,500 DLP 
Elm Court, Cowbridge Rd, Bridgend Offices 1,932 Leasehold On application DLP 

 Total   98,071 sq ft (9,111 sq m)  

  
Figure 8: Industrial to let or for sale in Bridgend County Borough (source: EG PropertyLink & agents) 
 

Address Property 
Type 

Area  
sq ft 

Sale or 
rent 

Price Agent 

15C/15D Brackla, Bridgend Industrial 2907 Leasehold £14,500pa Watts & Morgan 

Western Avenue, Bridgend Industrial  7,331 Leasehold On application Knight Frank 

D18, Western Avenue, Bridgend Industrial 32,286 Long lease £500,000 DLP  

South Road, Bridgend Industrial 15,734 Long lease £475,000 Watts & Morgan  

Felindre Court, Pencoed (18 units) Starter units 23,256 For Sale  On application Knight Frank 
Deeside scheme, Pencoed Industrial newbuild 46,100 Leasehold £5,295 pa Watts & Morgan 

37 Aneurin Bevan, Brynmenyn Industrial 5,372 Freehold £325,000 Watts & Morgan 

14 Coegnant Close, Bridgend Industrial 14,941 Lease/Sale On application Avison Young 

21B Millers Avenue, Bridgend Industrial 8,366 Freehold £440,000 Watts & Morgan 
6 New Street, Bridgend Industrial  1,718 Leasehold £11,600 Jenkins Best 

34 Bennett St, Bridgend Industrial 5,106 Leasehold £28,083 Jenkins Best 

Unit 1, Bridgend Ind Est Industrial 130,350 Leasehold £650,000 Jenkins Best 

7 Kestrel Close, Bridgend Industrial 2,913 Leasehold £16,750 Jenkins Best 
8 Kestrel Close, Bridgend Industrial 2,981 Leasehold £17,140 Jenkins Best 

Excelsior House, Bridgend Industrial 10,774 Leasehold On application  DLP 

BGS, Village Farm, Pyle Ind/Trade Counter 7,175 Freehold £450,000 DLP 

Workshop, Litchard, Bridgend Industrial/Yard 3,040 Freehold £295,000 DLP 
Vale Bus Pk, Llandow Industrial 9,841 Leasehold On application DLP 

Zone1/2 Bennett St, Bridgend Industrial 117,875 Freehold £5,000,000 Jenkins Best 

1 York Place, Bridgend Ind Est Industrial  10,856 Leasehold On application DLP 

1B Main Ave, Brackla, Bridgend Industrial  2,750 Leasehold On application DLP 

Tremains Road, Bridgend Industrial 1,946 Leasehold £25,000 Cooke & Arkwright 
 Total 456,443 sq ft (42,405 sq m)  

*Table excludes the Ford engine plant which is not yet on the market – 2.11 million sq ft according to the Valuation Office 
Agency 
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Figure 9: Employment development land to let or for sale in Bridgend County Borough (source: EG 
PropertyLink & agents) 
 

Address Property 
Type 

Area  
acres 

Area 
ha 

Sale or 
rent 

Price Agent 

JR Transport, Waterton Bridgend Industrial 5.6 2.27 Freehold On application DLP 

Plot G7, Bridgend Ind Est Industrial  1.1 0.45 Leasehold On application DLP 

Plot 3, North Road, Bridgend Industrial 0.5 0.20 Leasehold £30k per acre DLP  

Plot G1, North Rd, Bridgend,  Industrial 0.7 0.28 Leasehold £21,000 pa DLP 
Plot D32, Bridgend Ind Est Industrial 0.27 0.11 Leasehold £10,454 DLP 

Plot G10, Bridgend Ind Est Industrial 1.5 0.61 Leasehold £30k per acre DLP 

Plot G11, Bridgend Ind Est Industrial 5.3 2.14 Leasehold £30k per acre DLP 

Plot G12, Bridgend Ind Est Industrial 4.3 1.74 Leasehold £40k per acre DLP 
Compounds, Main Ave, Brackla Industrial 0.9 0.36 Leasehold On application DLP 

Trewsfields Ind Est, Bridgend Industrial  0.46 0.19 Leasehold £17,500 Watts & Morgan 

Brocastle, Waterton, Bridgend Industrial 3.0 1.21 Freehold On application Watts & Morgan 

Plot A, Pencoed Tech Park Business Park  5.17 2.09 Freehold Under offer Knight Frank 
Plot B, Pencoed Tech Park Business Park 2.70 1.09 Freehold Available Knight Frank 

Plot C, Pencoed Tech Park Business Park 5.70 2.31 Freehold Available Knight Frank 

Plot D, Pencoed Tech Park Business Park  5.70 2.31 Freehold Under offer Knight Frank 

Plot E, Pencoed Tech Park Business Park 4.03 1.74 Freehold Under offer Knight Frank 
Plot F, Pencoed Tech Park Business Park 4.37 1.77 Freehold Under offer Knight Frank 

Plot G, Pencoed Tech Park Business Park  3.52 1.42 Freehold Under offer Knight Frank 

Plot H, Pencoed Tech Park Business Park 5.10 2.06 Freehold Under offer Knight Frank 

Plot I, Pencoed Tech Park Business Park 3.62 1.47 Freehold Available Knight Frank 

Plot 1, Brocastle, Bridgend Business Park 4.17 1.68 Freehold On application JLL 
Plot 2, Brocastle, Bridgend Business Park 10.56 4.27 Freehold On application JLL 

Plot 3, Brocastle, Bridgend Business Park 3.93 1.59 Freehold On application JLL 

Plot 4, Brocastle, Bridgend Business Park 6.98 2.83 Freehold On application JLL 

Plot 5, Brocastle, Bridgend Business Park 4.86 1.96 Freehold On application JLL 
Plot 6, Brocastle, Bridgend Business Park 2.67 1.08 Freehold On application JLL 

Plot 7, Brocastle, Bridgend Business Park 4.05 1.64 Freehold On application JLL 

Plot 8, Brocastle, Bridgend Business Park 4.70 1.90 Freehold On application JLL 

Plot 9, Brocastle, Bridgend Business Park 3.78 1.53 Freehold On application JLL 
 Total 109.21 acres (44.3ha)  

 These figures do not include the Ford engine plant, which comprises circa 2.11 million sq ft on 45 ha 
(111 acres) and this site is expected to be formally marketed in Q4, 2021.   

The tables above are derived from data on-line from EG PropertyLink and commercial property agent websites, 
notably Knight Frank, JLL, Cooke & Arkwright, DLP, Watts & Morgan and Jenkins Best.  

The above data suggests there is still a significant quantum of secondhand floorspace available in the County, 
both offices and industrial. In terms of development land, the launch by Welsh Government of fully serviced 
development sites at Pencoed Technology Park and Brocastle means there is over 100 acres of development 
land available in the employment property market at present.  

4.2 Economic Evidence Base Update – Stantec UK Limited February 2021 

Section 5 – employment land requirement - we note the update provided by Stantec for the local authority in 
Section 5 of this paper. When considering the demand for new B class employment land, we should have 
regard to the following trends which are likely to reduce the scale of demand for allocated sites: 

1. More flexible working arrangements are now embedded into the work environment through the Covid-
19 pandemic. In our view, this is likely to mean a more intensive use of existing employment 
floorspace, which may impact upon demand for additional new employment floorspace and the 
business case for new development.  

1086



 
 

 

2. In the short to medium term, there is likely to be subdued demand for offices and secondhand 
availability will rise as companies shed floorspace as they pursue flexible working.  

3. New development of employment floorspace is hampered by a lack of viability. There is increased 
potential for new or refurbished industrial floorspace being delivered through the redevelopment of 
existing infill brownfield sites or the refurbishment of older industrial stock. Bridgend’s industrial base 
was mainly developed during the period WWII-1980s, and many units are obsolete, not least due to 
increased energy efficiency standards. Bridgend Industrial Estate, Waterton and Brackla/Litchard offer 
large units with low site densities suitable for redevelopment with the advantage that sites are serviced 
and located within popular industrial areas. 

The above points suggest the employment allocation is too large and the at Ty Draw Farm is the most logical 
site to de-allocate as a smaller employment requirement being arrived at. 

Section 6.3 Ty Draw Farm, Pyle – the EEB update sets out several conclusions regarding the Ty Draw site.  

• Employment land supply – see remarks above regarding new ways of working and redevelopment of 
existing sites.  

• Industrial floorspace – there is floorspace available within the county of Bridgend, see above. The 
critical issue however is whether a lack of floorspace will lead local companies to pay the level of rents 
required to make new development viable. In our view, what is more likely is low density yard, 
compound or operating centre. Such a use would be a difficult neighbour for residential.  

• Access points – access points have been installed however this sloping site still needs groundworks 
to be undertaken to create two development plateaus. This works will be substantial, and the cost 
would impact upon viability.  

• Residential amenity – it is not straightforward that any use of the site would be ‘… light industrial or 
flexible light industrial/office space that are compatible uses with residential’. A low-density site use for 
open storage including plant hire, scaffolding yard, operating centre, van hire and similar may involve 
24/7 working and HGV movements.  

• Woodland buffer – the woodland has grown over the decades and reduces the site profile. This would 
impact upon the site’s attractiveness for B1 office development, having said that, out of town office 
developers have dis regarded this site due to lack of tenant demand in this location.  

• Land East of Pyle – the 100-ha urban extension at ‘Land East of Pyle’ is allocated under Policy PLA5 
has better frontage and better access for larger vehicles serving employment uses. 
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5 Site specific constraints & summary 

5.1 Topography 

As referred to above, the site is sloping and will require groundworks to create development plateaus. The 
northern half of the site is steeply sloping with gradients more than 1:6 in this area. There is also an area of rock 
circa 1.0 m below the surface in this area. A topographical survey is attached as Appendix 5.  
 
The topography will constrain future development due to the poor gross to net ratio and the cost of undertaking 
the groundworks.  

 

5.2 Prominence and highways 

The site is shielded from the M4 and A4229 dual carriageway by a strip of woodland. This reduces visibility and 
the site’s attractiveness to larger occupiers. In addition, the shared access road means that any commercial 
traffic would be mixed with residential traffic. This would not be attractive to industrial occupiers who would also 
be concerned that the neighbouring residential use might lead to restrictions on operating hours.  

5.3 Viability 

The site has been on the market for many years, both promoted by the public sector (LAW / WDA / WG) and 
Lambert Smith Hampton, a well-respected firm of commercial property agents. This marketing has been without 
success, and this may be both due to the lack of occupier enquiries (who have a choice of plentiful sites and 
buildings in both Bridgend and Port Talbot) but also the issue of site viability.   

The costs of developing the site are significant and the necessary ground works will lead to a poor gross to net 
land area. Developers have not speculatively developed employment floorspace in this location due to the high 
costs of development and relatively low rental and capital values achievable. In the 2000s, B1 office 
development took place at scale on motorway junctions across the region however the subject site remained 
undeveloped with lower levels of demand in this part of the region.  

There has been only limited development of new industrial floorspace however developers much prefer the M4 
corridor in south-east Wales which is seen as the prime market for commercial floorspace. There is evidence of 
developers looking further west to Bridgend however the schemes underway there are generally supported by 
EU ERDF funding or Property Development Grant.  

5.4 Summary  

This report seeks to provide an overview of the employment land market in Bridgend and wider Cardiff Capital 
Region. There has been a slow but steady take-up of employment land across Cardiff Capital Region but with a 
focus upon those ‘shovel-ready’ serviced sites rather than sites with significant upfront groundworks costs and 
uncertain timescales for delivery.  

Bridgend is a county of economic contrasts stretching from the prosperous M4 corridor through to the Bridgend 
Valleys. Whilst Pyle sits alongside the M4 motorway, it is dominated in an employment context by Bridgend to 
the east. The fact that Bridgend has such a large amount of employment floorspace, across multiple industrial 
estates and business parks means that there is usually available secondhand floorspace available.  
 
Our research illustrates a significant quantum of both office and industrial floorspace already on the market, a 
position which will only worsen as the Ford engine plant becomes available alongside likely closures in the 
supply chain. There is limited evidence of speculative development in the stronger business environment of 
Bridgend however this is usually on plateaued development sites prepared by the public sector and supported 
by grant aid or structural funding.  
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The subject site is constrained in terms of lack of profile and prominence whilst the sloping topography would 
require a substantial earthworks programme to bring the site forward for development. The site has been 
allocated for over 40 years and has not been taken up, in our view due to a combination of weak occupier 
demand and the broad viability concerns which stop new development in many places across Wales.  
 
The size of the site means it is no longer ‘strategic’ and any development of this site is likely to conflict with the 
critical mass of residential property in the area.   
 
 

We would be pleased to answer any queries relating to this report. 

Your sincerely, 

Chris Sutton BSc. MRICS 

Sutton Consulting Limited 
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APPENDIX 1 

 

Historic marketing particulars for Ty Draw Farm – 1989, Land Authority for Wales 
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APPENDIX 2 

 

Marketing particulars for the employment allocation – Lambert Smith Hampton January 2014 
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APPENDIX 3 

 

Industrial transactions in Bridgend County Borough 12 months to 30 June 2021  

Source: Industrial Agents Society (South Wales branch) 
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Month  
Unit 
No. 

Estate Address  Area  
Rent Per 
annum 

Rent/ 
Sq. Ft. 

Size 
ft2 

Use Class Tenure  Tenant/ Purchaser 

Aug-20 
Unit 
3 

Block 4 Newlands 
Ave Brackla 

£9,500 £5.68 1,671 B2 Leasehold 
All Types Motor Factors 
Ltd. 

Jul-20 
03-
Jul 

Tythegston Ind Est 
Bridgend Bridgend 

£25,000 £3.28 7,617 B8 Leasehold 
Tructyre Fleet 
Management  

Aug-20 2300 
Central Park, 
Bridgend Ind Est Bridgend 

£22,750 
£6.50 

3,500 B2 Leasehold 
Surviva Ltd 

Nov-20 
1 

Coychurch Ind. 
Est. 

Bridgend 
£55,000.00 £7.15 7,643 

Sui Generis Leasehold 
VMS Fleet Management 
Ltd. 

Dec-20 3 Coity Crescent Bridgend £9,750 £6.50 1,500 B8 Leasehold WAM Enterprises Ltd. 

Jan-21 
37a  

Sturmi Way, 
Village Farm  Bridgend 

£13,875 £7.50 
1,850 

B1 Leasehold 
Davem Training Ltd. 

Jan-21 1 
Main Avenue, 
Brackla Ind Est 

Bridgend 
£35,000.00 £6.48 5,400 

Other Leasehold 
Merlin Stores Ltd. t/a 
'One Stop' 

Jan-21 4 
Kestrel Close, 
Bridgend Ind Est Bridgend 

£16,700 £5.50 3,039 B8 Leasehold 
Support Penybont Ltd. 

Mar-21 16 Cheapside Bridgend £7,950.00 £7.98 996 B8 Leasehold Pheonix Nutrition Ltd. 

Mar-21 Land 
Newlands Avenue, 
Brackla Ind Est 

Bridgend £275,000   N/A B8 Freehold 
Bluebird Developments 
Ltd. 

Mar-21 14 Coegnant Close Bridgend £685,000.00 £45.85 14,941 B1/2/8 Freehold Centregreat 

Apr-21 16 Cheapside  Bridgend £7,950 £7.98 996 B1, B2, B8 Leasehold Phoenix Nutrition Ltd 

Apr-21   
Newlands Avenue, 
Brackla Ind Est Bridgend 

£275,000     B1, B2, B8 Freehold 
Diploma Developments 

May-21 2 
Compound 2-5 
Bridgend Ind Est Bridgend 

£25,000     B1, B2, B8 Leasehold 
Engineering Services Ltd 

May-21 G6 
North Road, 
Bridgend Ind Est Bridgend 

£85,250     B1, B2, B8 Leasehold 
Werneck Buildings Ltd 

Jun-21 2410 Central Park  Bridgend  £24,902 £6.52 3,821 B1, B2, B8 Leasehold 
National Veterinary 
Services 
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APPENDIX 4 

 

Industrial transactions in South Wales 12 months to 30 June 2021  

Source: Industrial Agents Society (South Wales branch) 
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Month  Unit No. Estate Address  Area  
Rent 
Sq. Ft. Size ft2 Use Class Tenure  Tenant/ Purchaser 

New 
Build?? 

Jul-20 Unit 1 
Gelligron Industrial 
Estate, Porth RCT £7.24  556 B1/B2/B8 Leasehold Softgel Solutions    

Jul-20 Unit 3 
ARD Business Park, 
Pontypool Torfaen £5.50  1,015 B1/B2/B8 Leasehold Rossers Dairies   

Jul-20 Unit 13 
ARD Business Park, 
Pontypool Pontypool £6.00  1,021 B8 Leasehold 

Rossers Dairies 
Limited   

Jul-20 Unit 7a 
Alexandra Industrial 
Estate, Cardiff Cardiff £5.67  1,200 B1 Leasehold Joseph Carpentry   

Jul-20 Unit 3 
Gelli Industrial 
Estate, Pentre RCT £4.75  1,264 B1/B2/B8 Leasehold Advasign Limited   

Jul-20 Unit 13 
Forgehammer Ind 
Est Cwmbran Cwmbran £5.26  1,998 B1 Leasehold 

Customise R Us 
Ltd   

Jul-20 Unit 10 
Forgehammer Ind 
Est, Cwmbran Cwmbran £5.15  2,039 B1 Leasehold 

Poly Technical 
Limited   

Jul-20 Unit A3 
The Laurels, 
Wentloog, Cardiff Cardiff £5.55  2,116 B1 Leasehold 

Caprican 
Homecare Limited   

Jul-20 Unit 7 
Newport Business 
Centre, Newport Newport £5.00  2,325 B1 Leasehold Loopster Limited   

Jul-20 Unit 8 
Alexandra Industrial 
Estate, Cardiff Cardiff £4.26  2,995 B2 Leasehold Private individual   

Jul-20 
Unit 314 & 
318 

Springvale Ind 
Estate, Cwmbran Cwmbran £6.61  3,028 B1 Leasehold Aluview Ltd   

Jul-20 
Unit C12 & 
C13 

Dyffryn Business 
Park Ystrad Mynach Ystrad Mynach £5.15  3,203 B8 Leasehold 

Motor Parts Direct 
Limited   

Jul-20 Unit 14 
Greenhill Court, 
Cardiff Cardiff £6.49  3,543 B1/B2/B8 Leasehold Ace Alloys   

Jul-20 1 to 3 Ifton Industrial Park Caldicot £4.44  4,479 B8 Leasehold 
Muca Motors 
Limited   

Jul-20 28 Bessemer Road Cardiff £4.75  4,625 B8 Leasehold 
Body & Soul 
Autoworks Ltd   

Jul-20 Unit W2 
Capital Business 
Park Cardiff Cardiff £7.52  4,802 B1 Leasehold 

You Can Clinic 
Limited   

Jul-20 Unit 4 
Parc Ty Glas, 
Llanishen, Cardiff Cardiff £6.17  5,831 B8 Leasehold 

Cardiff & Vale 
Health Board   

Jul-20 Unit D  
De Clare Industrial 
Estate  Caerphilly  £4.50  5,843 B8 Leasehold Makura Sports    

Jul-20 Units 4 & 5 
Ty Verlon Ind 
Estate, Barry Barry £6.00  6,340 B1 Leasehold Dimesion 8 Ltd   

Jul-20 Units 3-7 
Tythegston Ind 
EstBridgend Bridgend £3.28  7,617 B8 Leasehold 

Tructyre Fleet 
Management    

Jul-20 Unit C 
Neath Vale Supplier 
Park, Resolven 

Neath Port 
Talbot £4.50  10,200 B1/B2/B8 Leasehold 

John Pearce 
Transport   

Jul-20 Unit G 
Croespenamen 
Industrial Estate Caerphilly £3.50  10,840 B1/B2/B8 Leasehold Private Individual   

Jul-20 4 & 5 
Hirwaun Industrial 
Estate Aberdare £16.61  19,868 B2 Freehold 

Euro Tech Pension 
Scheme   

Jul-20 Unit 1  
Lakeside, St Mellons 
Business Park  Cardiff  £4.50  30,553 B8 Leasehold BBC    

Jul-20 Site Traston Road Newport £20,000.00    B8 Leasehold We Hire Ltd   

Aug-
20 Units 4 

Gelligron Industrial 
Estate, Porth RCT £7.24  556 B1/B2/B8 Leasehold 

Mecpipe 
Installations   

Aug-
20 Unit 10 

Evtol Trading 
Estate, Newport Newport £6.49  1,001 B8 Leasehold 

Halab Al Shahba 
Ltd   

Aug-
20 Unit 1 Timberyard, Cardiff Cardiff £8.00  1,250 B1 Leasehold Private individual   

Aug-
20 Unit 77 

Springvale Ind 
Estate, Cwmbran Cwmbran £7.93  1,451 B1 Leasehold Private individual   

Aug-
20 Unit 3 

Endeavour Close, 
Port Talbot 

Neath Port 
Talbot £6.86  1,500 B1/B2/B8 Leasehold Private Individual   

Aug-
20 Unit 3 

Block 4 Newlands 
Ave Brackla £5.68 psf. 1,671 B2 Leasehold 

All Types Motor 
Factors Ltd.   

Aug-
20 Unit 14 

Maesglas Ind 
Estate, Newport Newport £6.54  2,140 B1 Leasehold 

Driveline Holdings 
Ltd   

Aug-
20 Unit 8B 

Charnwood Park, 
Cardiff Cardiff £6.57  2,206 B1 Leasehold 

Berry Support 
Solutions Limited   

Aug-
20 Unit 19 

Withey Court, 
Dyffryn Caerphilly Caerphilly £4.00  2,523 B2 Leasehold 

Alu Pro South 
West Ltd   

Aug-
20 E4 

West Point Industrial 
Estate Cardiff £5.62  2,845 B8 Leasehold 

ADL Detailing 
Services Limited.   

Aug-
20 B6 

West Point Industrial 
Estate Cardiff £7.00  3,108 

B1/ B2/ 
B8 Leasehold Nextbike   

Aug-
20 12 

Regent Trade Park, 
Ocean Way Cardiff £10.00  3,190 B8 Leasehold Wurth (UK) Ltd   

Aug-
20 3 

Towngate Industrial 
Estate Cwmbran £5.75  3,300 B8 Leasehold Vimto Ltd   

Aug-
20 2 Viaduct House Merthyr £4.53  3,300 

B1/ B2/ 
B8 Leasehold 

SJ Aerobic 
Gymnastics   

Aug-
20 2300 

Central Park, 
Bridgend Ind Est Bridgend £6.50  3,500 B2 Leasehold Surviva Ltd   

Aug-
20 Unit C6.3 

Treforest Industrial 
Estate, Pontypridd Pontypridd £7.01  4,729 B1 Leasehold 

Survey Safety 
Lifting Limited   
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Aug-
20 Unit H22 

Ashmount Business 
Park, Swansea Swanea £4.50  5,358 B8 Leasehold 

Funeral Services 
Limited.   

Aug-
20 7 

Fairfield Industrial 
Estate Cardiff £5.51  6,622 B8 Leasehold JPS Sport Limited   

Aug-
20 5 Ipswich Road Cardiff £5.71  7,000 B8 Leasehold Rinus Roofing Ltd   

Aug-
20 Unit 15 

Newport Business 
Centre Newport £5.00  7,021 B8 Leasehold 

Aneurin Bevan 
Health Board   

Aug-
20 Units 1-2 

Glan-y-Llyn 
Industrial Estate, 
Cardiff RCT £5.00  7,025 B1/B2/B8 Leasehold Fuel Active Limited   

Aug-
20 Building 6 

Tagomago Business 
Park, Cardiff Cardiff £2.74  14,593 B1 Leasehold Hardshell (UK) Ltd   

Aug-
20 6 Trident Trade Park Cardiff £3.33  21,000 B8 Leasehold SSC - FC   

Aug-
20 11 

Edwards Business 
Park Llantrisant £3.00  40,285 

B1/ B2/ 
B8 Leasehold Fortune Woods   

Sep-
20   

Afan valley Car Site, 
Cwmavon Road Port Talbot £106.01  1,132 Car sales Freehold Private Individual   

Sep-
20 Unit 24 

Highfields Ind 
Estate, Ferndale Ferndale £4.01  1,159 B1 Leasehold 

CAM-C 
Engineering    

Sep-
20 Unit 2B 

Freemans Parc, 
Cardiff Cardiff £8.00  1,517 B8 Leasehold 

AtoZ Drinks 
Limited   

Sep-
20 20C 

Springvale Industrial 
Estate Cwmbran £5.55  1,532 

B1/ B2/ 
B8 Leasehold Phoenix Wraps   

Sep-
20 Unit 19A 

Maesglas Industrial 
Estate, Newport Newport £6.54  2,140 B8 Leasehold 

Powerhouse Safe 
Vape Ltd   

Sep-
20 Unit 18 

Newport Business 
Centre, Newport Newport £5.00  2,331 B8 Leasehold 

Roberts Recycling 
Ltd   

Sep-
20 1 Viaduct House Merthyr £4.50  3,422 

B1/ B2/ 
B8 Leasehold NHS   

Sep-
20 Unit 12 

Highfields Ind 
Estate, Ferndale Ferndale £3.25  3,448 B8 Leasehold 

Atherton 
Distribution Ltd   

Sep-
20 37 John Baker Close Cwmbran £4.86  3,598 B1/B2/B8 Leasehold Smartbuy Garage   

Sep-
20 16A 

Springvale Industrial 
Estate Cwmbran £5.00  3,709 

B1/ B2/ 
B8 Leasehold Sterling Jaguards   

Sep-
20 Unit 3E 

Albany Ind Estate, 
Newport Newport £5.25  4,435 B8 Leasehold 

Hell Beverages UK 
Ltd   

Sep-
20 42 

Portmanmoor Road 
Industrial Estate Cardiff £4.92  4,472 B2 Leasehold 

Sinclair Garages 
Limited   

Sep-
20 7&8 

Woodside Way, 
Springvale Ind Est Cwmbran £5.00  5,070 

B1/ B2/ 
B8 Leasehold IWA Fit   

Sep-
20 13 

Llandough Trading 
Estate Cardiff £5.25  7,370 Other Leasehold 

Planet Gymnastics 
CIC   

Sep-
20 Unit 3 

Hirwaun Industrial 
Estate RCT £3.50  10,400 B1/B2/B8 Leasehold Taz Rock   

Sep-
20 Building 6 

Edward House, 
Tagomago Business 
Park, Cardiff Cardiff £3.57  11,189 B1/B2/B8 Leasehold Hardshell    

Sep-
20 Unit 2 & 3 

Lonlas Industrial 
Estate, Skewen Skewen £4.80  12,512 B1 Leasehold 

Quartzize 
Worktops Limited   

Sep-
20 1 & 2 

Pacific Business 
Park, Ocean Park Cardiff £5.41  18,500 B2 Leasehold Smart Body Shop   

Sep-
20 Unit 3a & 14 

Newport Business 
Centre, Newport Newport £4.00  19,305 B2 Leasehold 

Carmeleon 
Preparation Centre 
Ltd   

Sep-
20 2 

Tafarnabach Ind 
Est, Tredegar, Blaenau Gwent  n/a 43,114 B2 Freehold 

Dragon Recycling 
Solutions Ltd.   

Sep-
20 Unit 2A 

Pen-y-fan Industrial 
Estate, Crumlin Caerphilly £4.50  59,880 B1/B2/B8 Leasehold Orangebox   

Oct-20 3 

Plasmarl Industrial 
Estate, Swansea, 
SA6 8JG Swansea £5.24  3,337 B1 Leasehold CMP Carpentry Ltd   

Oct-20 44 
Gelli Industrial 
Estate, Pentre Pentre £5.50  979 B8 Leasehold Private Individual   

Oct-20 22 
Endeavour Close, 
Port Talbot Port Talbot £6.50  1,743 B1 Leasehold 

Revolution Project 
Services Ltd   

Oct-20 3 
Rassau Industrial 
Estate, Ebbw Vale Ebbw Vale £4.00  4,460 B2 Leasehold 

Express Contract 
Drying Limited   

Oct-20 11 
Forgehammer Ind 
Estate, Cwmbran Cwmbran £5.20  2,018 B1 Leasehold 

Mogul Mechanical 
Engineering Ltd   

Oct-20 2 
Gateway Buildings 
Tredegar Tredegar £27.77  12,603 B1/B8 Freehold 

Platt Packaging 
Ltd   

Oct-20 39 
Albion Industrial 
Estate, CF37 4NX Cilfynydd £6.00  3,785 B8 Leasehold 

Atherton 
Distribution Ltd   

Oct-20 4 
Goatmill Road 
Merthyr Tydfil Merthyr Tydfil £43.63  14,899 B1/B8 Freehold 

PW Commercial 
Company Limited   

Oct-20 18 
Abercarn Industrial 
Estate Abercarn   2,000 B2 Leasehold     

Oct-20 1 
Spring Garden, 
Whitland  Carmarthenshire £3.12  16,000 B8 Leasehold Confidential   

Oct-20 31a 
Leeway Industrial 
Eststae Newport £4.27  3,395 B2       
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Oct-20 23 
Leeway Industrial 
Eststae Newport £4.00  4,200 B2   Phoenix Auto   

Oct-20 15c 
Moy Road Industrial 
Estate Taffs Well £4.95  14,900 B1 Leasehold 

Rivus Fleet 
Solutions Ltd.   

Oct-20 H Llewellyn's Quay Port Talbot £3.00  3,305 B8 Leasehold APMS Ltd.   

Oct-20  A & E 
Prospect Park SA5 
4ED Swansea £2.58  15,503 B2 Leasehold Click Above Ltd   

Oct-20 6 Hawtin Park,  
Gellihaf, 
Blackwood N/A 92,500 B8 Leasehold 

Atlantic Trading 
Services Limited   

Oct-20 8 
Swift Business 
Centre, Cardiff  Cardiff £9.85  812 B2 Leasehold 

Eco Food Service 
Ltd   

Oct-20 10 & 11 
Fairfield Industrial 
Estate Cardiff £9.95  1,960 B1/B2/B8 Leasehold MSC Nutrition Yes 

Oct-20 12 
Fairfield Industrial 
Estate Cardiff £9.33  1,500 B1/B2/B8 Leasehold SW Fleming Yes 

Oct-20 15 
Fairfield Industrial 
Estate Cardiff £9.60  1,250 B1/B2/B8 Leasehold 

Workforce 
Property 
Maintenance Yes 

Oct-20 20 
Llandough Trading 
Estate Cardiff £5.75  6,628 B1/B2/B8 Leasehold 

EKF Diagnostics 
Limited   

Oct-20 D3 
Atlantic Gate 
Business Park Barry £7.51  1,863 B1/B2/B8 Leasehold 

Fusion Five 
Removals   

Oct-20 7 
Eastgate Business 
Park Cardiff £5.82  5,156 B1/B2/B8 Leasehold 

Elemental Inks & 
Chemical Ltd   

Oct-20 8 
Bryn Cefni Industrial 
Estate, Llangefni Gwynedd £4.53  21,911 B1/2/8 Leasehold     

Oct-20 11 
Vastre Industrial 
Estate Newtown £3.00  3,132 B2 Leasehold     

Oct-20   
Land at Maesglas 
Retail Park, Newport Newport N/A N/A B1/B2/B8 Freehold 

Commercial 
Developments 
Projects   

Oct-20 4 
Avana Business 
Park, Rogerstone Rogerstone £3.25  33,230 B1/B2/B8 Leasehold Loungers UK   

Oct-20   
Aggreko Premises, 
Seaway Parade Port Talbot N/A 6,900 B1/B2/B8 Freehold Portacover   

Nov-
20 74 

Springvale Industrial 
Estate Cwmbran Cwmbran £7.50  1,500 B1 Leasehold Slbz & Sons Ltd   

Nov-
20 19 

Greenway W’shops 
Caerphilly Caerphilly £7.75  940 B1 Leasehold Hogan Welding   

Nov-
20 8 

Ynyswen Ind Estate, 
Treorchy, CF42 6EP Treorchy £5.25  1,125 B1 Leasehold Private Individual   

Nov-
20 5 

Varlin Ind Estate, 
Caerphilly Caerphilly £5.00  4,719 B1/B8 Leasehold J Manny Limited   

Nov-
20 3 

Pontymister Ind 
Estate, Newport Newport £8.75  1,120 B8 Leasehold 

All Wales 
Ambulance    

Nov-
20 1 

Nash mead, Q 
Meadows Newport £40.25  11,800 B2 Freehold     

Nov-
20 29 

Llantarnam 
Industrial Park Cwmbran £6.00  1,500 B2 Leasehold CLC Limited   

Nov-
20 12 

Withey Court, 
Dyffryn Ind Est Caerphilly  £3.75  5,014 B8 Leasehold 

Landscapes 4 
Learning Ltd   

Nov-
20 9b Charnwood Park Cardiff £7.56  1,984 B1 Leasehold Severn Screen Ltd.   

Nov-
20 1 Coychurch Ind. Est. Bridgend £7.15  7,643 

Sui 
Generis Leasehold 

VMS Fleet 
Management Ltd.   

Nov-
20 5 

Avana Business 
Park Newport £5.00  11,000 B8 Leasehold 

Oak Furnitureland 
Ltd.   

Nov-
20 28 

Queensway 
Meadows Ind Est Newport £63.38  14,988 B1/B2/B8 Freehold 

Generator Power 
Limited   

Nov-
20 3 

Fairfield Industrial 
Estate Cardiff £5.53  4,518 B1/B2/B8 Leasehold 

Quality Carpets 
Direct Limited   

Nov-
20   

Hendy Industrial 
Estate Swansea £33.90  6,490 B1/B2/B8 

Long 
Leasehold 

Peter Reynolds 
Properties Limited   

Nov-
20 IC2 

Ely Valley Business 
Park Pontyclun £7.09  3,526 B1/B2/B8 Leasehold 

Blue Sky Digital 
Solutions Limited   

Nov-
20 A3 

Frams Business 
Centre, Parc Busnes 
Edwards, Llantrisant RCT £7.04  1,790 B1/2/8 Leasehold     

Nov-
20 A1 & 2 

Frams Business 
Centre, Llantrisant RCT £6.70  3,580 B1/2/8 Leasehold     

Nov-
20 A5 

Penamser, 
Porthmadog Gwynedd £5.00  2,158 B1/2/8 Leasehold     

Nov-
20 8 

Griffin Industrial 
Estate Gwynedd £4.00  3,232 B1/2/8 Leasehold     

Nov-
20 4 

Highfields Industrial 
Estate, Ferndale Ferndale £4.25  1,200 B1/B2/B8 Leasehold Mr Gavin Quinn   

Nov-
20 13 

Endeavour Close, 
Port Talbot Port Talbot £6.50  1,092 B1/B2/B8 Leasehold 

Sheds Ahead 
Limited   

Nov-
20  2-3 

Tagomago Park, 
Cardiff Cardiff £6.89  5,296 B1/B2/B8 Leasehold 

Avanti Media 
Limited   

Nov-
20  A 

Moy Road Industrial 
Estate, Taffs Well Taffs Well £4.52  26,569 B1/B2/B8 Leasehold UKWG   
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Nov-
20 35 

Rassau Industrial 
Estate, Ebbw Vale Ebbw Vale £3.50  20,500 B1/B2/B8 Leasehold Tribotics Limited   

Nov-
20 3 

Glan-y-Llyn Ind Est, 
Taffs Well Taffs Well £5.60  3,000 B1/B2/B8 Leasehold 

Genesis Marketing 
& Events   

Nov-
20 14 

Fairfield Industrial 
Estate, Taffs Well Taffs Well £10.00  1,250 B1/B2/B8 Leasehold RJ Flooring   

Nov-
20 13 

Fairfield Industrial 
Estate, Taffs Well Taffs Well £10.00  1,250 B1/B2/B8 Leasehold Hard Lines   

Dec-
20 5 

ARD Business Park, 
Pontypool Pontypool £6.09  1,000 B1/B2/B8 Leasehold Mr Ross Marchant   

Dec-
20 57 

Llantarnam Park, 
Cwmbran Cwmbran £4.80  11,905 B1/B2/B8 Leasehold 

Unify Brand 
Partnerships   

Dec-
20   

Land at Alexandra 
Dock, Newport Port Newport N/A N/A B1/B2/B8 Leasehold AO   

Dec-
20   

Queensgate, Cardiff 
Port Cardiff N/A N/A B1/B2/B8 Leasehold IVG Limited   

Dec-
20 2 

Senlan Industrial 
Estate, Cardiff Cardiff £4.86  6,173 B1/B2/B8 Leasehold YC Sports   

Dec-
20  D1 

Coed Cae Lane, 
Pontyclun Pontyclun £7.07  1840 A3/A5 Leasehold Greggs   

Dec-
20 4 

Varlin Court, 
Caerphilly Caerphilly £5.08  3316 B1/B8 Leasehold 

B&B Industrial 
Doors (UK) LTD   

Dec-
20 6 

Forgehammer Ind 
Estate, Cwmbran Cwmbran £5.25  2000 

Sui 
Generis Leasehold Private Individual   

Dec-
20 4 Dyfrig Road, Ely Cardiff £4.66  2,577 B2 Leasehold     

Dec-
20 5 Factory Road Newport £3.00  5,000 B2 Leasehold     

Dec-
20 4E 

Withey Court, Ty 
Coch Way Cwmbran £4.75  2,998 B8 Leasehold 

Broadway Partners 
LLP   

Dec-
20 3 Coity Crescent Bridgend £6.50  1,500 B8 Leasehold 

WAM Enterprises 
Ltd.   

Dec-
20 15 

Waterside Business 
Park Cardiff £91.27  1,271 B2 

Long 
Leasehold 

Coppice Bedrooms 
Ltd.   

Dec-
20 6 

St Catherines Park, 
Cardiff  Cardiff £7.49  1,800 B2 Leasehold Oryx Furniture    

Dec-
20 3 

Tafarnaubach 
Industrial Estate Tredegar £16.43  103,454 B1/B2/B8 Freehold 

Roe Timber Frame 
Holdings Limited   

Dec-
20   

Premier House, 
Western Ind Est Caerphilly £39.34  61,000 B1/B2/B8 Freehold Polypipe Limited   

Dec-
20 3 

Eastgate Business 
Park Cardiff £5.95  5,044 B1/B2/B8 Leasehold 

Glass Facades 
Limited   

Dec-
20 E3 

South Point IE, 
Cardiff Cardiff £78.20  3,197 B2 Freehold     

Dec-
20 P5 

Capital Business 
Park, Cardiff Cardiff £86.05  2,150 B2 

Long 
Leasehold     

Jan-21   
Yard/Land at 
Edwards Works, 
Llandarcy Neath 

N/A N/A B8 Leasehold 
In Good Nic Ltd   

Jan-21 19 
Withey Court, 
Dyffryn Ind Est  Caerphilly 

£4.00 2,523 B2 Leasehold 
Alu Pro Ltd   

Jan-21 
4 

Ipswich Road 
Cardiff 

£7.15 
5,600 

B8 Leasehold 
Exo Supplies Ltd   

Jan-21 28 
Cwmdu Park Swansea  

£10.50 4,000 B8 Leasehold 
Dulux    

Jan-21 2 Transport Yard, 
Abercllechau Road Wattstown 

£3.43 5,823 B8 Leasehold 
South Wales 
Sleeper Supplies 
Ltd   

Jan-21   Tech Board, Rassau 
Industrial Estate Ebbw Vale 

£27.62 172,000 B2 Freehold 
Welsh Government   

Jan-21 
9 

Atlantic Trading 
Estate Barry 

£4.17 
18,000 

B2 Leasehold Forward Waste 
Management Ltd   

Jan-21   Hadfield House, 
Hadfield Road Cardiff 

£59.46 18,500 Other Freehold 
Euro Food Group   

Jan-21   Oak House, St 
Mellons Bus Pk 

Cardiff £81.60 
9,804 

B1 Freehold 
Cardiff Council   

Jan-21 E 
Whittle Road Cardiff 

£6.00 3,000 B8 Leasehold 
Marketspace Ltd   

Jan-21 
7 

Atlantic Business 
Park, Hayes Lane Barry 

£101.51 
1,453 

B8 
Long 
Leasehold 

Kellaway 
Commercial   

Jan-21   Gelligron Industrial 
Estate, Tonyrefail RCT 

£90.16 
2773 

B1 Freehold 
Private Investor   

Jan-21 
16A 

 Maesglas Industrial 
Estate Newport 

£6.54 
2140 

B8 Leasehold 
Spirit of Wales Ltd   

Jan-21 5  Forgehammer Ind 
Est 

Cwmbran £5.28 
1,988 

B1 Leasehold My Pro Planner 
Limited   

Jan-21 5  Estuary Court, 
Newport Newport 

£8.92 
1737 

B1 Leasehold 
Dextra 
Construction UK 
Ltd   

Jan-21 101  Portmanmoor Road 
Ind Estate, Cardiff Cardiff 

£6.04 
2070 

B1 Leasehold 
Capital UPVC Ltd   

Jan-21 Unit 3 Merthyr Tydfil Ind 
Est Pentrebach  Merthyr Tydfil  

£5.25 6,370   leasehold MERTHYR CAR 
AUCTION   
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Jan-21 Unit 15 Waterside Business 
Park, Wentloog Cardiff 

£90.50 1,271 B1 
Long 
Leasehold 

Coppice Bedrooms 
Ltd.   

Jan-21 
Unit 37a  

Sturmi Way, Village 
Farm Ind. Est., Pyle Bridgend 

£7.50 
1,850 

B1 Leasehold Davem Training 
Ltd.   

Jan-21 
Units S1-
S2, + S3 

Capital Business 
Park, Wentloog Cardiff 

£5.58 14,325 B8 Leasehold SSC Fulfilment 
Ltd.   

Jan-21 Unit 1 Main Avenue, 
Brackla Ind Est 

Bridgend 
£6.48 5,400 

Other Leasehold Merlin Stores Ltd. 
t/a 'One Stop'   

Jan-21 Unit 4 Kestrel Close, 
Bridgend Ind Est Bridgend 

£5.50 3,039 B8 Leasehold Support Penybont 
Ltd.   

Jan-21 2 
Aberaman Industrial 
Estate Aberdare £6.38 

3,056 B1/2/8 LH 
Toolstation   

Jan-21 D Vastre Industrial 
Estate 

Newtown 
£2.95 36,357 

B1/2/8 LH 
DPD Group   

Jan-21 14d Severnbridge 
Industrial Estate Caldicot 

£5.83 2,400 B1,B2,B8 Leasehold The Competition 
Guys   

Jan-21 Tinmasters Severnbridge 
Industrial Estate Caldicot 

£16.71 
86,759 

B1,B2,B8 Freehold 
Private Individual   

Jan-21 
Sebden 
Steel 

Felnex Industrial 
Estate Newport 

£43.34 14,998 B1,B2,B8 Freehold 
DNOC Ltd   

Jan-21 Unit 5  Wern Trading 
Estate 

Rogestone 
£5.33 3,000 

B1,B2,B8 Leasehold Welsh Spare Parts 
Ltd   

Feb-
21 

J7 
Gellihiron  RCT 

£5.00 2,359 B2 Leasehold Kingswood 
Designs   

Feb-
21 

10 
Atlantic Business 
Park, Hayes Lane Barry 

£96.35 1,453 B8 
Long 
Leasehold Larmarque Ltd   

Feb-
21 

9 
Atlantic Business 
Park, Hayes Lane Barry 

£101.51 1,453 B8 
Long 
Leasehold Myles Harding   

Feb-
21 

4 
Atlantic Business 
Park, Hayes Lane Barry 

£8.26 1,453 B8 Leasehold 
K.O.T.J. Ltd   

Feb-
21 

8 
Atlantic Business 
Park, Hayes Lane Barry 

£101.51 1,453 B8 
Long 
Leasehold Sols Pension Fund   

Feb-
21 

12b  Pantglas Industrial 
Estate, Caerphilly  Caerphilly 

£4.28 
15,663 

B1 Leasehold Biological 
Preparations Ltd   

Feb-
21 103 

 Portmanmoor Road 
Ind. Est. Cardiff Cardiff 

£6.00 
2574 

B1 Leasehold 
Miles Hire Limited   

Feb-
21 30 

 Albion Ind Estate, 
Pontypridd RCT 

£6.25 
1419 

B1 Leasehold Ceaton Security 
Services Ltd   

Feb-
21 14 

 Riverside Industrial 
Estate, Treforest RCT 

£7.75 
1658 

B1 Leasehold Car Hire (Days of 
Swansea) Ltd   

Feb-
21 

C1  Coedcae Lane Ind 
Est, Llantrisant RCT 

£6.15 
1871 

B8 Leasehold Procurechain 
Limited   

Feb-
21 

15 Maesglas Industrial 
Estate, Newport Newport 

£6.54 
2140 

B1 Leasehold Inspired Living 
Renovations Ltd   

Feb-
21 4 

 Bridge Street, 
Tredegar Tredegar 

£5.65 
1150 

B2 Leasehold 
Private   

Feb-
21 

3 ARD Business Park, 
Pontypool RCT 

£6.25 
1015 

B1 Leasehold Sarah Louise 
Elliot-Moore   

Feb-
21 

4  ARD Business 
Park, Pontypool RCT 

£6.25 
1021 

B1 Leasehold 
S J Decorators   

Feb-
21 

6 Waterside Business 
Park (Phase 2) Cardiff N/A 

2,400 B1 Freehold 
Puma Floors   

Feb-
21 

7 Waterside Business 
Park (Phase 2) Cardiff N/A 

3,140 B1 Freehold Panoeye Capital 
Management L   

Feb-
21 

8 Glan-y-Llyn 
Industrial Estate Taffs Well #REF! 3,510 

B2 Leasehold 
Newport Printing 
Co Limited   

Feb-
21 4 

Charnwood Park, 
Cardiff CF10 4LZ   

  
3,463 

B8 Freehold 
Croeso Bars   

Feb-
21 

4 Portmanmoor Road 
Lane 

Cardiff 
£5.94 3,702 

B1/2/8 LH 
Private Individual   

Feb-
21 

Unit 5 Bertholey Farm, 
Llantrisant, Usk Usk 

£5.91 2,283 B1,B2,B8 Leasehold 
Trax Solutions Ltd   

Mar-
21 

K  
St Catherines Park  Cardiff  

£5.00 17,868 B8 Leasehold Bay Productions 
Limited    

Mar-
21   

Former Hi-Lex 
Building, Baglan  Port Talbot  

N/A 
93,913 

B2 Freehold 
Network Rail    

Mar-
21 4A Adelaide Street Newport 

£7.79 
1,797 

B8 Leasehold Nova Tonkin 
Limited   

Mar-
21 

  

Innova One, 
Tredegar Business 
Park Tredegar 

£4.00 
30,020 

B1 Leasehold Frontier Medical 
Group Limited   

Mar-
21   

Former Car 
Showroom, Slebech Haverfordwest 

£29.43 
37,377 

B8 Freehold 
J E Lawrence & 
Sons   

Mar-
21 

  
Samlet Road Swansea 

£7.35 
4,351 B1 

Leasehold 
Velindre NHS 
Trust   

Mar-
21 

16 
Ely Valley Business 
Park 

Pontyclun £8.57 
933 

B8 Leasehold 
Scan and Collate 
Ltd    

Mar-
21 

9 
Fairfield Industrial 
Estate 

Cardiff £5.54 
6,678 

B8 Leasehold 
Spartan Motors   

Mar-
21 Plot A Trident Park 

Cardiff N/A N/A B8 Leasehold 
Bad Wolf Studios   

Mar-
21 

53 - 56 
Portmanmoor Road 
Industrial Estate Cardiff 

N/A 47,932 Other Freehold 
Cardiff Council   
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Mar-
21 

2 Forgehammer Ind 
Estate, Cwmbran Cwmbran 

£5.06 
2074 

B1 Leasehold Andrew D'Auria 
Solutions Limited   

Mar-
21 

4  Forgehammer Ind 
Estate, Cwmbran Cwmbran 

£5.15 
2040 

B1 Leasehold 
Jack Robbins   

Mar-
21 

15  Forgehammer Ind 
Estate, Cwmbran Cwmbran 

£5.38 
1953 

B1 Leasehold 
SWL Couriers Ltd   

Mar-
21 

4 Rising Sun Industrial 
Estate B Gwent 

£3.03 
2966 

B1 Leasehold Davies Industrial 
Ltd   

Mar-
21 

7  (Former JD 
Marine), Swansea Swansea 

£13.33 
1500 

B2 Leasehold High Speed 
Transfers Limited   

Mar-
21 

11 Rising Sun Industrial 
Estate, Blaina Torfaen 

£2.79 
3891 

B2 Leasehold 
The Magic Cottage   

Mar-
21 

1  Priority Workshops, 
Ty Verlon Ind Est,  Barry 

£8.00 
1256 

B2 Leasehold Barry Island Spirits 
Co Limited   

Mar-
21 

13  Court Road Ind 
Estate, Cwmbran Cwmbran 

£5.20 
6151 

B2 Leasehold 
YGPREFAB LTD   

Mar-
21 

23  Forgehammer Ind 
Estate, Cwmbran Cwmbran 

£4.00 
4997 

B1 Leasehold Mogul Mechanical 
Engineering Ltd   

Mar-
21 5 

 Rising Sun Ind 
Estate, Blaina B Gwent 

£3.56 
3046 

B8 Leasehold 
Ian Phillips   

Mar-
21 

93  Portmanmoor Road 
Ind Estate, Cardiff Cardiff 

£8.54 
1054 

B8 Leasehold Tomahawk Doors 
Limited   

Mar-
21 

18  Estuary Court, 
Newport Newport 

£9.07 
1406 

B8 Leasehold 
GK Drilling Ltd   

Mar-
21 B3 

 Newport Business 
Centre, Newport Newport 

£5.00 
15845 

B1 Leasehold Brammer UK 
Limited   

Mar-
21 6 

 Pontymister Ind 
Estate, Newport Newport 

£8.69 
1122 

B1 Leasehold Thorne Rainwater 
Systems Ltd   

Mar-
21 

15B Prospect Park, 
Fforestfach Swansea 

£4.52 3,983 B8 Leasehold JWS Trade 
Clearance Ltd   

Mar-
21 

  
Parc Ty Glas Cardiff £4.00 

58,176 B8 Leasehold 
Royal Mail Group   

Mar-
21 

8 Waterside Business 
Park (Phase 2) 

Cardiff 
N/A 3,140 

B1 Freehold Tower Pension 
Trustees Limited   

Mar-
21 

21 Lambourne Cres, 
Llanishen, Cardiff    

  2,010 B8 Freehold 
Confidential   

Mar-
21 

5 Rhymney 
Riverbridge  Cardiff 

  2,772 B2 Leasehold Charles James 
Interiors   

Mar-
21 Unit 4b 

Rutherglen Centre, 
Sirius Drive Baglan 

£4.25 
19,980 

B2 Leasehold MM Engineering 
Ltd.   

Mar-
21 

Unit 16 Cheapside 
Bridgend 

£7.98 996 B8 Leasehold Pheonix Nutrition 
Ltd.   

Mar-
21 

Land Newlands Avenue, 
Brackla Ind Est 

Bridgend   N/A B8 Freehold Bluebird 
Developments Ltd.   

Mar-
21 B5 

Edwards Business 
Park Llantrisant £6.98 1,790 

B1/2/8 
LH JP Autos   

Mar-
21 

  
Penybanc Depot 

Ammanford 
£3.38 63,525 

B1/2/8 
LH Brecon Carreg   

Mar-
21 

14 
Coegnant Close 

Bridgend 
£45.85 14,941 

B1/2/8 FH 
Centregreat   

Mar-
21 

Site Aberaman Industrial 
Estate Aberdare £11,235.96 N/A   

LH 
Greens Self 
Storage   

Apr-21 C11 
East Point Industrial 
Estate  

Cardiff    3,221 B1,B2,B8 Leasehold First Cafes  
  

Apr-21 70 Portmanmoor Road  Cardiff    39,309 B1,B2,B8 Leasehold Wild Creations  
  

Apr-21 6 
Atlantic Business 
Park 

Barry   1,453 B1,B2,B8 
Long 
Leasehold  

Kellaway 
Construction    

Apr-21 3  Wern Trading 
Estate 

Rogestone 
  4,460 

B1,B2,B8 Leasehold 
WCCTV Ltd   

Apr-21 3 
Church Farm Usk  

  2,960 B1,B2,B8 Leasehold Monmouthshire 
Gate Co   

Apr-21 12 & 13 
Atlantic Business 
Park 

Barry   2,906 B1,B2,B8 
Long 
Leasehold  

Classic Decorator 
(Holdings) Ltd   

Apr-21 F & G 
Morganite Trading 
Estate  

Swansea    96,547 B1,B2,B8 Freehold 
Something 
Different 
Propoerties Ltd    

Apr-21   
Cardiff Print Works,  
Pacific Bus Park 

Cardiff  Undisclosed 44,117 B1,B2,B8 Freehold 
Ribston   

Apr-21 Site 13 
ABP Port of 
Swansea, Swansea   

Swansea  
N/A   

B1,B2,B8 
Leasehold 

C&D Transport 
Limited   

Apr-21 4 Maritime Workshops 
Pontypridd 

  612 
B1,B2,B8 

Leasehold 
Gray Stern 
Investments   

Apr-21 6 
Newport Business 
Centre Newport 

  1,819 B1,B2,B8 Leasehold 
Sanducu Log 
Buildings Ltd   

Apr-21 25 
Ty Verlon Industrial 
Estate Barry 

  2,086 B1,B2,B8 Leasehold 
Vale Veterinary 
Care   

Apr-21 10 
Alexandra Industrial 
Estate Cardiff 

  1,995 B1,B2,B8 Leasehold 
Great Escape 
Games Publishing   

Apr-21 24 
Waterside Business 
Park Cardiff 

  2,283 B1,B2,B8 Leasehold 
Islwyn Pugh 
Contractors   

Apr-21 16 
Cheapside  Bridgend 

£7.98 996 B1,B2,B8 Leasehold 
Pheonix Nutrition 
Ltd   
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Apr-21 4 
Llewellyns Quay Port Talbot 

£5.46 6,407 B1,B2,B8 Leasehold Tellus Industries 
Ltd.   

Apr-21   Newlands Avenue, 
Brackla Ind Est Bridgend 

    B1,B2,B8 Freehold Diploma 
Developments   

Apr-21 16b Springvale Industrial 
Estate  Cmwbran  

£5.00 
3801 

B1,B2,B8 Leasehold 
Dream Spas   

Apr-21 2 
Waller House Crickhowell 

  
3885 

B1,B2,B8 Leasehold 
Confidential    

Apr-21 3 Woodside, 
Springvale  Cwmbran  

£5.00 
1690 

B1,B2,B8 Leasehold 
Private Individual   

Apr-21 10b Edwards Business 
Park Llantrisant  

  
9300 

B1,B2,B8 Leasehold 
Purever   

Apr-21 4A Withey Court, Ty 
Coch Way  Cwmbran  

£5.00 2,996 B1,B2,B8 Leasehold 
Cherry Campers   

May-
21 

H 
Morganite Trading 
Estate  

Swansea    61,000 B1,B2,B8 Freehold 
Something 
Different    

May-
21 46 

Albion Industrial 
Estate Pontypridd   946 

B1,B2,B8 
Leasehold 

Sam Distributors 
Limited   

May-
21 16 

Albion Industrial 
Estate Pontypridd   1,950 

B1,B2,B8 
Leasehold 

Genu Prima 
Limited   

May-
21 33 

Albion Industrial 
Estate Pontypridd   470 

B1,B2,B8 
Leasehold Voltsecure Limited   

May-
21 20 

Greenway 
Workshops Caerphilly   1,895 

B1,B2,B8 
Leasehold 

CS Property & 
Maintenance   

May-
21 23 ARD Business Park Pontypool   1,409 

B1,B2,B8 
Leasehold 

Pre-eminant 
Worksurfaces    

May-
21 38 

Albion Industrial 
Estate Pontypridd   5,731 

B1,B2,B8 Leasehold GB Gorundworks 
Limited   

May-
21 10 

Riverbridge 
Business Park  Cardiff   2,892 

B1,B2,B8 Leasehold LF&E Refigerated 
Transport   

May-
21 A2 

Ashmount Business 
Park Swansea   5,618 

B1,B2,B8 Leasehold 
Nisbets PLC   

May-
21 5 

Heads of Valley 
Industrial Estate Rhymney   44,417 

B1,B2,B8 
Freehold 

Richards & 
Appleby   

May-
21   

Gwent Europark 
Magor 

  
  

B1,B2,B8 Leasehold 
EV Cargo   

May-
21 

11 Forgehammer 
Industrial Estate Cwmbran 

  2,018 B1,B2,B8 Leasehold 
Oasis Oils Ltd   

May-
21 

2 Compound 2-5 
Bridgend Ind Est Bridgend 

    B1,B2,B8 Leasehold Engineering 
Services Ltd   

May-
21 

8,9,11,12,13 Riverside, Treforest 
Industrial Estate Pontypridd 

  15,708 B1,B2,B8 Leasehold Richards & 
Appleby   

May-
21 

3 
Hadfield Road Cardiff 

    B1,B2,B8 Leasehold 
CF11 Cars   

May-
21 

3a 
Hadfield Road Cardiff 

  750 B1,B2,B8 Leasehold Daniel Morgan & 
James Ponchaud   

May-
21 

G6 
North Road, 
Bridgend Industrial 
Estate Bridgend 

    B1,B2,B8 Leasehold Wernick Buildings 
Ltd   

May-
21 

2B 
Gulf Works, Penarth 
Rd Cardiff 

  5,307 B1,B2,B8 Leasehold 
Transport for 
Wales Ltd   

May-
21 

6c 
Alexandra Industrial 
Estate Cardiff 

£6.70 1,200 B1,B2,B8 Leasehold 
Lakeland 
Verandahs   

May-
21 16 

Bona Road, 
Llandow Trad Est Cowbridge 

£3.89 
3,852 

B1,B2,B8 Leasehold 
Powerfreight Ltd.   

May-
21 

  
Land at Briton Ferry Port Talbot  

  
  

B1,B2,B8 Freehold  
Camplas Ltd   

May-
21 

3 
Withey Court, 
Dyffryn Ind Est Caerphilly 3.5 

13,753 B1,B2,B8 Leasehold 
Colour Tone 
Masterbach   

May-
21 5 

Withey Court, 
Dyffryn Ind Est Caerphilly 

£3.75 
5,014 

B1,B2,B8 Leasehold 
AVF UK   

May-
21 

Unit A 
Queensway, 
Swansea West  Swansea 

  9,354 B1,B2,B8 Freehold  
Cheers Wine 
Merchants   

May-
21 

  
Atlantic House, 
Atlantic Close Swansea 

  45,574 B1,B2,B8 Freehold  
Icckle Bubba Ltd   

Jun-21 14 
Moy Road Industiral 
Centre  

Cardiff    13,442 B1,B2,B8 Leasehold PHS Ltd 
  

Jun-21 17 Springvale  Cwmbran    7,462 B1,B2,B8 Leasehold 
MWR Properties 
Ltd    

Jun-21 B6 West Point  Cardiff    3,106 B1,B2,B8 Leasehold 
Cardiff Distillery 
Ltd   

Jun-21 2410 Central Park  Bridgend    3,821 B1,B2,B8 Leasehold 
National Veterinary 
Services   

Jun-21 P4 
Capital Buisness 
Park  

Cardiff    2,120 B1,B2,B8 Leasehold 
Red Lion 
Removals Ltd    

Jun-21 S1 & S2 
Newport Business 
Centre  

Newport   1,500 B1,B2,B8 Leasehold 
Falcon Power 
Generation    

Jun-21 41 
Portmanmoor Road 
Industrial Estate  

Cardiff    4,413 B1,B2,B8 Leasehold TJ Inspirations Ltd 
  

Jun-21 6 Hawtin Park  Blackwood    106,844 B1,B2,B8 Leasehold 
Hawker Siddeley 
Switchgear Ltd   

Jun-21   
Morganite Trading 
Estate  

Swansea      B1,B2,B8 Leasehold DVLA 
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Jun-21   
Land at Compass 
Road, Port of Cardiff Cardiff N/A   

B1,B2,B8 Leasehold 
Eventclean   

Jun-21 11 
Maritime Industrial 
Estate Pontypridd   606 

B1,B2,B8 Leasehold 
Private Individual   

Jun-21   
West Way Road, 
Alexandra Dock Newport N/A   

B1,B2,B8 Leasehold 
Owens Transport   

Jun-21 9 
Pantglas Industrial 
Estate, Bedwas Caerphilly   11,532 

B1,B2,B8 Freehold GAP Group 
Properties   

Jun-21 7 
Ynyswen Industrial 
Estate Treorchy   1,136 

B1,B2,B8 Leasehold Tyrefix Plant Tyres 
UK Limited   

Jun-21 34 
Albion Industrial 
Estate Pontypridd   470 

B1,B2,B8 Leasehold Alpha External 
Render Systems   

Jun-21  Ex DPD Springmeadow 
Business Park Cardiff 

£5.56 17,972 B1,B2,B8 Leasehold Marston's Beer 
Company Limited   

Jun-21  
Unit 8 Merthyr 
Industrial Estate Merthyr Tydfil 

£5.25  2,923 B1,B2,B8 Leasehold Unitrade Sjaak 
Van Der Vyver    

Jun-21 1 
Fforest Farm 
Industrial Estate  

Cardiff  Confidential  119,074 B1,B2,B8 Leasehold Confidential  
  

Jun-21 7&8 
Clydesmuir 
Industrial Estate  

Cardiff  £3.00 23,423 B1,B2,B8 Leasehold Boomerang Cardiff  
  

Jun-21   
Yard at Rassau 
Industrial Estate  

Ebbw Vale      B1/B2/B8 Leasehold 
Celtic Cold 
Storage Ltd    

Jun-21 4 Plasmarl Industrial 
Estate Swansea 

  3,342 B1/B2/B8 Leasehold Horizon Windows 
Ltd   

Jun-21 21 
Endeavour Close Port Talbot 

  1,694 B1/B2/B8 Leasehold Miss Siobhan 
Power   

Jun-21 A1 & A2 East Point Industrial 
Estate Cardiff 

  8,223 B1/B2/B8 Leasehold City Motor 
Services   

Jun-21 13A Maesglas Industrial 
Estate Newport 

  2,260 B1/B2/B8 Leasehold 
Plumbase   

Jun-21 
4b 

Rutherglen Centre, 
Baglan Port Talbot 

  
19,980 

B1/B2/B8 Leasehold MM Engineering 
Ltd.   

Jun-21 
  Land at Mwyndy Llantrisant  

  
  

B1/B2/B8 Freehold  
Confidential    

Jun-21 
14 

Waterside Business 
Park  Cardiff £6.40 2,346 

B1/B2/B8 
Leasehold SCC Logistics   

Jun-21 
10 

Hendy Industrial 
Estate Llanelli 

  
6,250 

B1/B2/B8 Leasehold 
Anglian Windows   
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Appendix 5 – Topographical survey 
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Report APP/F6915/A/05/1175163 
 

 

1 

File Ref: APP/F6915/A/05/1175163 

Site address: Land at Tþ Draw Farm, Pyle 
 The appeal is made under section 78 of the Town and Country Planning Act 1990 against a failure to 

give notice within the prescribed period of a decision on an application for outline planning 
permission. 

 The appeal is made by the Welsh Development Agency against Bridgend County Borough Council. 
 The application Ref P/00/813/OUT is dated 14 September 2000. 
 The development proposed is residential development (approximately 150 houses). 

Summary of Recommendation: The appeal be dismissed. 

Procedural Matters 

1. Although the appeal relates to a failure to give notice within the prescribed period, the 
Council subsequently resolved on 24 March 2005 that it would have refused the application 
(Document 8).  The reasons given being: 

(i) The site is allocated in the adopted Ogwr Borough Local Plan by policy E8(2), for 
employment purposes falling within use class B1 of the Town and Country Planning 
(Use Classes) Order 1987.  This proposal for residential development is therefore out 
of accord with the existing Development Plan, being contrary to Policy E(8)2 and 
Policy E10 of the Plan, which presumes against the loss of identified industrial land 
for alternative purposes. 

(ii) There is a genuine lack of alternative employment sites of similar calibre and 
proximity to the M4 Motorway within the County Borough. 

(iii) There is specifically, a lack of employment land in the locality, and its development 
for employment purposes will contribute to the economic and social regeneration of a 
particularly deprived part of the County Borough. 

(iv) The supply of residential land is more than adequate to satisfy the needs of the 
County Borough within the UDP Plan period and for the foreseeable future.  This is 
demonstrated by the fact that according to the most up-to-date Joint Housing Land 
Availability Study, the supply of readily available residential land in the County 
Borough stands at 9.7 years, substantially greater than the minimum 5 years supply 
recommended by National Planning Policy Guidance (PP Wales – TAN 1). 

2. I have attached all documents and plans submitted to the Inquiry, including statements of 
evidence and closing submissions.  These documents are generally as originally submitted, in 
other words they do not take account of how the evidence may have been affected by cross-
examination or other aspects of the Inquiry, or reflect any deviations from or additions to the 
text when the closing submissions were read out.  The Council reported an error on the plan 
at BCBC4 Document 8 in that Site 16 had been over represented; the area that I have cross 
hatched should not have been included.  

3. At the Inquiry an application for costs was made by Bridgend County Borough Council 
against the Welsh Development Agency (WDA).  This application is the subject of a separate 
Report. 

The Site and Surroundings (Plans A1 & A2, Document 7 and Appendix 3 to Document 12) 

4. The site lies to the west of the A4229 Link Road between the A48 to the north and M4 
junction 37 to the south, but lies below the level of the Link Road and is separated from it by 
a substantial belt of woodland.  The M4 motorway to the south is elevated at this point.  On 
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its western side the site adjoins the Broadlands Housing Estate from which it is partly 
separated by the line of a dismantled railway.  The site fronts a local distributor road known 
as Fairfield to the north. 

5. The site comprises four fields used for grazing and slopes in a north to south direction.  The 
site as a whole measures 6.7Ha in area and includes a 275m length of Fairfield in order to 
accommodate a new access to the requisite standards.  The developable area is approximately 
6.1Ha.  The main part of the appeal site, that is the land south of Fairfield, forms a low ridge 
some 15m high at its broader northern end where the site measures around 165m in width.  
The land falls away relatively steeply in the northern part of the site.  The site flattens out and 
tapers to the south narrowing to a minimum width of 33m. 

Planning Policy 

6. The development plan is the Bridgend County Borough Unitary Development Plan (UDP) 
adopted on 12 May 2005.  The full texts of the policies referred to can be found either 
attached to the Appeal Questionnaire or in Document 22.   

7. Policy E6 allocates and safeguards five sites for the establishment of high quality ‘special 
employment sites’.  Such sites must be developed to the highest design and environmental 
standards and are reserved specifically for high technology business and manufacturing, 
research and development and related office development, and for no other purpose.  The 
sites are: 

E6(1) Bridgend Science Park/Island Farm (Plan B2); 
E6(2) Land south west of Sony, Pencoed (Plan B1); 
E6(3) The Triangle site, Pencoed (also known as Bocam Park) (Plan B2); 
E6(4) Pencoed Technology Park (Plan B1); and 
E6(5) Tþ Draw Farm, North Cornelly (the appeal site) (BCBC 3 Document 8). 

8. Policy H3 is generally supportive of housing on “windfall” sites, defined as unallocated sites 
of 10 or more dwellings, up to and within the designated boundaries of the main settlements, 
including North Cornelly.  The supporting text assesses that windfall sites can contribute 320 
dwellings to future housing provision between 2000 and 2016.  Where a local need is 
demonstrated, policy H7 expects an appropriate element of ‘affordable housing’ on suitable 
sites capable of accommodating 15 or more units or exceeding 0.5Ha in size.  Policy RC5 
requires provision of a satisfactory level and standard of outdoor sport and children’s playing 
space and public open space for all new housing developments. 

9. The M4 Corridor Study: Development Opportunities 1995 (Document 19) was produced by 
the Standing Conference on Regional Planning Policy in South Wales but has not been 
subject to public consultation or adopted as Supplementary Planning Guidance and should be 
afforded limited weight.  It emphasises the role of the M4 corridor as a location for inward 
investment and the attraction of junction locations for the prestige manufacturing and high 
technology sector as well as offices.  It also notes that land with development potential is 
clearly a finite resource and that the development plan process must be capable of giving long 
term protection to such sites given the time lag that can occur between the approval of a site 
and development actually taking place.  The Study includes 6.4 Ha at Junction 37 North 
Cornelly (the appeal site) in a Table headed ‘M4 Corridor: Industrial Land Availability’.   

10. The Property Strategy for Employment in Wales (2004 – 2008) (Documents 26A – 26C) sets 
out the Welsh Assembly Government’s and the WDA’s strategy for employment sites and 
buildings across Wales.  It classifies sites into different types including business parks which 
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are likely to have a minimum area of 12Ha, 2-3 of which are envisaged along the M4 
corridor; strategic sites of substantial scale, often in excess of 20Ha, concentrated on large 
centres of population with proximity to the primary road network; and special category sites, 
only one of which is envisaged in the whole of Wales.  The sites listed within the Council’s 
area do not include the appeal site, but the list includes a site at Junction 36, Sarn Park, 
although the Welsh Assembly Government objected to its continued inclusion in the UDP 
(Document 21B).     

11. National planning policy is found in Planning Policy Wales (PPW) and this is supplemented 
by various Technical Advice Notes (TANs).  Of particular reference to this case are those on 
Joint Housing Land Availability Studies (TAN 1), and Planning and Affordable Housing 
(TAN 2). 

Planning History (Document 7 and Appendices 9 & 12 Document 12) 

12. Three planning applications for residential development were refused in 1974, 1975 and 
1976.  Prior to the acquisition of the site by the Land Authority for Wales (LAW) in 1978, a 
letter was received from the Borough Planning Officer (Appendix 10 Document 12) 
indicating on an informal basis that there was no objection in principle to residential 
development of the site.  In 1978 LAW submitted two planning applications which were 
withdrawn in 1981 and replaced by a single application for residential development and a 
public house in November 1981. 

13. LAW presented evidence to the Kenfig – Pyle Local Plan Inquiry in 1986 in relation to its 
objection to the allocation of the site for appropriate industrial development which is 
environmentally compatible with the adjacent residential area.  The Inspector accepted Ogwr 
Borough Council’s case and the special employment allocation under Policy E3 was retained 
(Appendix 15 Document 12), although the Local Plan was not formally adopted.  The 
planning application for residential development and a public house was subsequently refused 
in March 1987 on the grounds that the site was allocated for high technology industry in the 
Kenfig – Pyle Local Plan. 

14. The Mid Glamorgan County Structure Plan incorporating Proposals for Alteration Number 1 
(approved September 1989) (Appendix 13 Document 12) included Policy E5 which reserved 
sites with good access to the M4 for special employment purposes.  This included Tþ Draw 
Farm, North Cornelly for high technology industry.   

15. At the 1994 Inquiry into the Ogwr Borough Local Plan evidence was again presented by 
LAW against allocating the site for employment purposes – the Local Plan now proposed a 
more general B1 use.  The Inspector did not agree with these objections and the adopted 
Local Plan (April 1995) (Appendix 16 Document 12 & BCBC 2 Document 8) allocated the 
site under Policy E8 for B1 use.  The Bridgend County Borough Council Mid Glamorgan 
Replacement Structure Plan was adopted in March 1997 (Appendix 14 Document 12) and 
included policy E5 which states that sites with good access to the M4 will be reserved for 
special employment purposes.  The three sites listed did not include Tþ Draw Farm, on the 
basis that it was now allocated for B1 purposes in the Local Plan. 

16. An application was submitted by Farm Villages Limited in September 1998 for the 
construction of a Farm Village (comprising industrial and retail uses) together with related 
restaurants and hotels.  This application was refused in 1999 (Appendix 11 Document 12 & 
BCBC 8 Document 8). 
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17. In July 2000, the Council issued a Pre-Deposit Draft UDP (Appendix 18 Document 12) with 
the site allocated for housing under Policy H1(62).  The Deposit UDP (Appendix 20 
Document 12) was issued in March 2001 and included the site as a special employment site 
under Policy E6.  The WDA’s representations for the allocation of the site were heard at the 
UDP Inquiry in 2002 and the Inspector’s Report published in April 2003 (Appendix 21 
Document 12) recommended in favour of designating the site for housing.   

18. The Planning Officer’s Report to the Planning Committee on 5 February 2004, in relation to 
the Inspector’s Report and the Council’s Statement of Decisions recommended that the site 
be included for housing in the UDP.  This was considered by the Planning Committee but the 
site was retained as an allocation for special employment.  The Proposed Modifications 
published in June 2004 designated the site for special employment purposes (Appendix 23 
Document 12).  Further Modifications to the UDP were issued on 16 December 2004 and the 
Council proceeded to issue its Notice of Intention to Adopt on 7 April 2005 and the UDP was 
adopted on 12 May 2005. 

19. The appellants have submitted an application under Section 287 of the Town and Country 
Planning Act 1990 to quash in part the UDP insofar as it affects the property known as Tþ 
Draw Farm, Pyle (Document 27). 

The Proposals 

20. The appeal relates to an outline application, but means of access forms part of the application.  
The application plans include an access arrangement agreed with the Highway Authority as 
being appropriate to serve 150 dwellings (Document 7 and Plan A3).  The appellants have 
submitted a Section 106 Unilateral Undertaking (Document 30).  If planning permission was 
granted, this would provide a financial contribution of £104,664 for off-site improvements to 
North Cornelly playing fields and related facilities to satisfy UDP Policy RC5 (Document 
22).   

THE CASE FOR THE APPELLANTS 
The material points are: 

Revisiting UDP Inquiry (Documents 16 & 17) 

21. It is not correct to submit that it is not permissible to revisit exactly the same arguments that 
were considered at the UDP Inquiry or to go behind the decision of democratically elected 
councillors.  The UDP process is statutory and allows policies to be tested so that policies 
which are not justified or sound can be identified.  The development plan regulations require 
reasons to be given for rejecting a recommendation and those reasons must themselves be 
sound.   

22. The UDP Inspector gave a structured response with reasons against the site being reserved 
for employment purposes and as to why it should be allocated for housing.  No evidence was 
submitted that criticises the Inspector’s Report, nowhere were reasons given to disagree with 
the conclusions or to find fault with the facts found and the recommendations made.  In this 
case, great weight should be attached to the UDP Inspector’s conclusion because it is recent 
and, on the Council’s own admission, there have been no significant changes in material 
circumstances.  Its arguments are exactly the same as those considered at the UDP Inquiry, 
and it has given no reason for rejecting the recommendations save for repeating those 
arguments and the mantra that elected councillors are free to do what they choose. 
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23. The Council indicate that the only basis of a review under Section 287 are that it acted 
perversely, or failed to take into account all relevant planning considerations, or gave wholly 
inadequate or unintelligible reasons.  All these elements are present, but that is not a matter to 
be determined through this appeal.  Nonetheless, the process is slow and inconclusive and 
will not result in planning permission or a revised plan allocation.  It could only result in part 
of the plan being quashed and reconsidered by the same democratically elected councillors.  
A Section 78 appeal is, therefore, more appropriate to determine the issues relating to the 
future use of the site.  What is more relevant is that it is the Council that is relying on exactly 
the same arguments as made to the UDP Inspector.  It has not explained on what basis those 
arguments can be sustained in view of the UDP Inspector’s conclusions. 

24. The Act allows for appeals and recognises that there may be material considerations which 
indicate a decision other than in accordance with the development plan.  These will include 
that the policy is not capable of being implemented, that its adoption was perverse, that it is 
contrary to the recommendation of the Inspector and the Council’s officers, and that it does 
not apply relevant national policy, all of which are present in this case. 

25. Under the new development plan system, plans will be subject to independent examination of 
their soundness.  Local planning authorities will not be able to adopt plans other than in 
accordance with the Inspector’s recommendations, such that unsound policies will not be re-
introduced at the whim of members.  Whilst this requirement is not yet in force, the principle 
is good and it is a material consideration that the UDP Inspector found Policy E6(5) to be not 
sound. 

26. The proposal is not in accordance with the development plan, but there are compelling 
material considerations that indicate against a decision in accordance with the policy.  These 
considerations go to the heart of the policy which is not sound. 

Availability of Employment Sites (Documents 11, 13, 16 and 17) 

27. The evidence presented has confirmed that the site has been allocated and positively and 
actively marketed for employment development for over 25 years but has not been taken up.  
A sale board has been maintained on or adjacent to the site since 1979.  From 1986 the 
property has been on the WDA’s list of inward investment sites which became the Industrial 
Land Database for Wales in 1989.  Economic development departments of successive local 
authorities have been aware of the availability of the land and it has been recorded in the 
Industrial Land Availability Register.  More active marketing has included newspaper adverts 
on various occasions including spring 2001, autumn 2001, and spring 2002.  Marketing 
particulars are included as Appendix 6 to Document 13.   

28. The LAW and WDA have a proven track record in the assembly and disposal of sites for 
development by others.  The UDP Inspector noted that there had been limited interest in the 
site and that its history counts against its inclusion for employment purposes.  As a statutory 
authority the WDA have a duty to obtain best consideration on their disposals and any 
receipts would be re-invested in the public sector to the benefit of regenerative projects. 

29. On the grounds of visibility, profile and accessibility the site cannot be considered as a high 
profile motorway site.  The topography would make development for employment purposes 
difficult and it has rock outcrops which limit the extent of development.  There are substantial 
cost implications for providing access from the low profile local road.  The gross area of the 
site nets down because of the narrow tapering and shape of the site such that a single occupier 
would be most likely.  By prestige manufacturing/high technology or business park standards 
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the site area is small.  The cost of producing a serviced site ready for development for 
employment purposes would be around £1,100,000, of which £460,000 would relate to access 
provision (Second plan in Appendix 2 Document 13).  However, in response to my 
questioning, the appellants’ property witness indicated that he had been given these figures 
by the WDA (Appendix 5 Document 13) and he could not verify them.  Against an estimated 
net value of £900,000 - £1,000,000, this would create a viability deficit. 

30. Allowing the appeal would not reduce the supply of employment land because the site is not 
genuinely available: it is not commercially viable without subsidy and the priority for subsidy 
lies elsewhere.  The WDA’s policy is one of clearly prioritising properties for investment as 
the Property Strategy for Employment in Wales shows.  Special employment sites would be 
in the other business parks or strategic sites categories, or could possibly be a special 
category site.  However, the appeal site would not meet the specification for any of these 
categories and it would not fit into the hierarchy. 

31. The site was considered in the Bridgend Major Employment Sites Study, a joint exercise 
between the WDA and the Council.  This concluded that the site was appropriate for 
development, but that it should be an alternative residential area, and not for employment 
purposes.  The selection of sites to be given priority was agreed with the Council, who has 
not previously argued that Tþ Draw should be given priority for the allocation of funds, with 
Brocastle and Pencoed Technology Park being brought forward by the WDA (Item 6 
Document 18).  Pencoed has over 36Ha (90 acres) in total and, although part lies in the 
neighbouring area of Rhondda Cynon Taf, it is well placed to serve Bridgend. 

32. The County Borough has an abundance of land available for employment and industry, as 
recognised by the UDP Inspector (Appendix 21 Document 12).  At October 2004 the supply 
stood at 236Ha (Appendix 22 Document 12); with take-up averaging 11.75Ha per annum this 
equates to a 20 year supply.  The balance of the UDP period is 12 years; on the average take-
up this requires 141Ha and there is a surplus of nearly 100Ha.  These figures take no account 
of the potential additional supply of land and buildings becoming available as a result of 
closures.  Neither is there a shortage in the locality of the site with some 4Ha still being 
available at the Village Farm Industrial Estate. 

33. The definition of special employment sites is uncertain, with little obvious distinction in the 
special criteria, as is the way in which the Council applies its policy.  On the Triangle site 
planning permission was given for mixed uses including housing and car-
showrooms/servicing and on the appeal site the Council suggests that it would welcome a 
special secure hospital.  Furthermore, there is little to support the Council’s argument on the 
importance of and demand for this site by virtue of its proximity to Junction 37 on the M4 
and the UDP Inspector concluded that access to this junction is not sufficient reason to persist 
with the safeguarding for employment purposes.  The Council’s planning witness suggested 
that the site is comparable to the sites south west of Sony and the Triangle.  Nonetheless, this 
is not so as Junction 35 is in a far more attractive location and these two sites are very 
different from the appeal site in location, visibility, viability, and the benefits of the cluster.  
If there is a need for special employment land, there is land available at Island Farm (26Ha) 
and at the Pencoed Technology Park (7.5Ha within the Council’s area). 

34. PPW advises against maintaining unrealistic allocations of land for employment which will 
not be taken up during the lifetime of the UDP.  The allocation of the site is unrealistic and 
there is no prospect of it coming forward for employment use.  In reality allowing the appeal 
would make no difference to the supply of employment land or reduce the opportunities for 
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industrial development in the County Borough over the UDP period.  The statements by 
Council officers at the Local Members Seminar on 9 August 2000 (Appendix 17 Document 
12) shows that the then proposed allocation for housing had been carefully considered and 
recognises that the site could not be realistically retained for employment purposes. 

Justification for Residential Development (Documents 11, 13, 16 and 17) 

35. The site is physically suitable for housing and its development for this purpose is a realistic 
and appropriate use of the site.  Its suitability has been recognised throughout, in location and 
physical terms.  This includes the Ogwr Borough Council letter in 1987 (Appendix 10 
Document 12), the Kenfig – Pyle Local Plan Inspector’s view that it was equally suitable for 
residential development or for a well landscaped low density development for high 
technology uses, the Council’s first draft of the UDP (Appendix 18 Document 12), which 
followed a thorough review including social and economic considerations, and the UDP 
Inspector’s Report (Appendix 21 Document 12). 

36. The development is sustainable in terms of ease of access to local facilities such as shops and 
schools (Appendix 4 Document 12).  Pyle is well served by public transport, having a railway 
station on the main London – Swansea line and benefiting from regular bus services 
(Appendix 8 Document 12).  The UDP Inspector agreed that the site is well served by public 
transport and roads so that commuting to Bridgend or Neath/Port Talbot and beyond is 
feasible (Appendix 21 Document 12). 

37. The Council’s housing land availability calculation is doubted as it is based on the 2003 
study, not UDP figures, and it takes an unreal figure for completions.  Rather than the 305 
used, the correct figure should be around 500 (Appendix 24 Document 12) which the Council 
confirmed as being the average figure since 1991. 

38. If the Policy E6 allocation is disregarded, as it should be, the proposal is otherwise in 
accordance with the UDP and what was intended by the first draft (Appendix 18 Document 
12) and what was recommended by the UDP Inspector (Appendix 21 Document 12).  The site 
lies within the settlement boundary in a sustainable location, and the proposal would provide 
a good neighbour to existing housing and amount to a rounding off at this location, as 
recognised by the UDP Inspector.  Furthermore, housing development can itself be 
regenerative and the proposal would bring benefits in the form of affordable housing and a 
contribution to the improvement of playing fields and related facilities at North Cornelly 
(Document 30).  The two nearest primary schools, between them, currently have a spare 
capacity of some 82 pupils and declining school rolls are forecast up to 2008.  The Cynffig 
Comprehensive School also has spare capacity and the proposal would help to sustain these 
schools.  In accordance with the advice of PPW, the proposal represents a better use of a site 
otherwise subject to an unrealistic allocation. 

Conditions (Document 11) 

39. No objections are raised to the Council’s suggested conditions save that the two drainage 
conditions could be replaced by a single condition (Document 28).  In addition, TAN 2 states 
that conditions may be legitimately used to ensure the provision of affordable housing and 
this is preferred to the alternative approach of using a Section 106 Agreement as initially 
required by the Council. 
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THE CASE FOR BRIDGEND COUNTY BOROUGH COUNCIL 
The material points are: 

Revisiting UDP Inquiry (Documents 14 & 15)  

40. The availability of special employment sites has only recently been safeguarded through the 
adoption of Policy E6 within the UDP.  Proposing a housing development on one such site 
within 2 months of the UDP’s adoption launches a full-frontal attack not just on that very 
recent allocation but also on the very integrity of the plan led system.  Although this system 
affords primacy to the UDP through Section 54A, at least five protections are specifically 
aired in PPW.  These are that the plan is up to date, procedural protections, the supervisory 
role of the Assembly Government, the ability to challenge in the High Court and other 
material considerations. 

41. The UDP is very up to date and, through not attracting any contrary direction from the Welsh 
Assembly Government (Documents 21A & 21B), the specific allocation must be taken as 
being fully consistent with national and regional policy.  Objections are subject to 
independent scrutiny by an Inspector at an Inquiry.  However, the local planning authority is 
vested with the power to accept or reject an Inspector’s recommendations, subject to giving 
clear and cogent reasons for choosing not to accept any such recommendations.    

42. Section 287 of the Town and Country Planning Act 1990 affords the opportunity to 
challenge the validity of any part of the UDP, but only on the basis that its adoption was 
either substantively or procedurally ultra vires.  Unless and until there has been a successful 
challenge to an adopted policy, it must be presumed to be entirely lawful and valid.  It 
follows that the UDP carries its full weight in accordance with Section 54A and only if there 
are other material considerations of such significance as to outweigh its clear import can 
departure from it even be contemplated.   

43. In this case there have been no changes in material circumstances since the adoption of the 
UDP.  It is submitted that it is simply not possible to argue that the words ‘material 
considerations’ in Section 54A can include matters identically raised before the adoption of 
the UDP, which the Council decided in its discretion to reject, without there being any 
subsequent change in circumstances.  To construe otherwise would make section 54A into an 
unworkable and schizophrenic statutory provision.  On the one hand the decision maker 
would be duty-bound to decide in accordance with the plan, but would simultaneously be 
entitled not to decide in accordance with the plan relying upon exactly the same arguments 
which had been rejected in deciding the UDP’s policy contents.  To construe otherwise would 
also fly in the face of the statutory provision which provides the exclusive basis upon which a 
recently adopted UDP can be properly challenged.  Parliament has enacted that such a 
challenge can only be made on points of law and not on the merits. 

44. In this case, the appellants have made such a legal challenge and must not be allowed to pre-
empt that challenge by arguing that the policy is to be ignored on a basis which will not be 
capable of challenging its legal validity in Court, even though it is to be presumed in law to 
be valid.  The wholesale abandonment of a very recently approved policy, without there 
being any change in material circumstances, would completely defy the very basis of the 
plan-led system and the relative certainty and consistency which it is designed to impart. 

45. The desirability of UDPs affording certainty is especially apposite in respect of land-use 
allocation policies contained within an up to date UDP.  In particular, such policies actually 
prescribe the uses to which a parcel of land can be put and are the most certain policies 
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imaginable.  In the words of Lord Justice Walker (R. v. Leominster District Council, ex p. 
Pothecary [1997] 3 PLR 91; [1998] JPL 355 quoted in Volume 2 of the Planning 
Encyclopaedia page 2-3150/43 at side paragraph P54A.07) they are ‘bald and unqualified’. 

46. In the alternative, if it is ever permissible to re-visit exactly the same arguments as were made 
at a UDP Inquiry in a subsequent appeal there would have to be some compelling, wholly 
exceptional, reason for following such an extraordinary course of action.  However, no 
reason can be thought of which is capable of constituting such a justification.  

Availability of Employment Sites (Documents 8, 9, 14 & 15) 

47. The site is the north west quadrant of Junction 37 of the M4 and is currently hidden from the 
motorway only by the belt of trees surrounding the site on land held by the Welsh Assembly 
Government.  It is equidistant between Port Talbot to the west (5 miles) and Bridgend to the 
east (5 miles) with both centres being easily accessible via the M4 and A48 trunk road.  
Moreover, the site is not just strategically located in the M4 corridor – potentially attractive 
to inward investors – it is also located in an area of considerable deprivation where such 
investment is very greatly needed.  

48. For the above reasons, and the likely long lead-in time for development, successive statutory 
development plans have sought to safeguard the site for employment purposes.  The Kenfig 
Hill – Pyle Local Plan Inspector was of the opinion that to opt for housing would waste the 
employment potential of a site which enjoys quite exceptional accessibility to the road and 
rail networks.  In approving the Mid Glamorgan County Structure Plan including Alterations 
Number 1, the Secretary of State stated that sites allocated under Policy E5 were of high 
quality and in limited supply, and should where possible be used only for high technology or 
prestige forms of employment. 

49. There was a change in emphasis to B1 uses in the Ogwr Borough Plan to allow greater 
flexibility in terms of changes between light industry, office and research and development, 
whilst affording environmental protection especially in relation to adjacent residential areas.  
The Local Plan Inspector remarked on the site’s exceptional accessibility to the main road 
network and did not consider the sloping nature of the northern part of the site an 
insurmountable obstacle to the development of the overall site.  Indeed he considered this to 
be an asset since it is that part of the site which is visible from the M4. 

50. The UDP Inspector considered that it was timely to review the future of this employment site 
and recommended that it be allocated for housing.  However, Parliament gave the Council the 
discretion to accept or reject this recommendation.  In choosing to reject the recommendation 
it gave reasons in the Statement of Local Planning Authority’s Decision on the 
Recommendations contained in the Inspector’s Report.  These being that there is a lack of 
alternative employment sites of similar calibre and proximity to the M4 Motorway.   

51. Furthermore, there is specifically a lack of employment land in the locality and its 
development would contribute to the economic and social regeneration of a particularly 
deprived part of the County Borough.  These communities have traditionally been dependant 
on heavy industries for employment but this base has been devastated by large scale and 
continuing redundancies in the steel industry and the destruction of the local deep mining 
industry.  The geographical distribution of available industrial land is heavily concentrated 
around Bridgend and the eastern part of the County Borough.   
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52. The appeal site and a general industrial allocation (E3(13)) (BCBC 4 & 6 Document 8) at 
Heol y Splott, South Cornelly are the only available sites of more than 4Ha (10 acres) within 
the western half of the Council’s area accessible to the communities of Kenfig 
Hill/Pyle/North Cornelly and Porthcawl.  The South Cornelly site, which is in private 
ownership, is located immediately adjacent to an active group of quarries and, together with 
adjacent land, is also identified for the recycling of mineral waste products (W4(1) & W4(3)) 
such that its environmental quality and availability are questionable.  Village Farm Industrial 
Estate at Pyle, described by the appellants’ property witness as being of low environmental 
quality, is a long established estate allocated for general industrial and commercial purposes.  
Only a limited amount of land is available on small ad hoc plots (BCBC 5 Document 8), most 
are in private ownership and are either committed or are being retained for existing 
businesses.     

53. The appeal site is located in the Cornelly ward, directly adjacent to an Objective 1 Target 
Area (BCBC 7 Document 8).  According to the 1999 Welsh Index of Deprivation, this is the 
6th most deprived ward in the County Borough and is the 150th most deprived ward out of 865 
in the whole of Wales.  41.2% of households in the target area (30.2% in the ward) have no 
access to a car or a van against a County Borough wide figure of 25.6%.  The next Objective 
1 funding programmes, commencing in 2007, will again direct funds to areas of greatest 
need.  On best estimates, as much as 65% of the money allocated to the region in the last 
round will be available next time.  By then the WDA will no longer exist but nine years of the 
UDP will remain. 

54. There have been no changes in material circumstances since the adoption of the UDP which 
militate against the allocation.  If anything, subsequent general industrial job losses in the 
area, which have resulted in 18% of the manufacturing base in the County Borough being 
lost, lend further support to it.  These losses reflect the continuing global trend of general 
industrial jobs going to countries where labour costs are cheap.  In response, the Council is 
seeking to attract growth sectors such as high technology, IT, financial services, telecoms, 
publishing media and business services, as encouraged by the Property Strategy for 
Employment in Wales. 

55. Only two other sites of comparable size and location are identified in the UDP for special 
employment purposes.  These are land south west of Sony, in the north east quadrant of 
Junction 35, and the Triangle Site, in the south west quadrant of the same junction.  The 
former has, for the most part, already been developed as a call centre for Lloyds TSB, with 
less than 2Ha remaining undeveloped.  This was recently marketed by the WDA (Appendix 
to Document 9) and is now the subject of negotiation with a potential developer.  The latter is 
currently being developed for employment purposes comprising eight separate business units, 
a substantial number of which are already pre-let, and a Mercedes-Benz Regional Centre is 
currently under construction on the site with only 3.3Ha of land remaining.  Both comparable 
sites are, therefore, either developed or committed and the appeal site remains the only 
undeveloped site of similar locational characteristics. 

56. Two further sites for special employment purposes are allocated in the UDP.  The Island 
Farm site is away from the M4 corridor and may yet be developed as a centre of excellence 
for the Welsh Rugby Union.  This is now in the High Court and, depending on the outcome, 
the employment potential of the site may be reduced to 6.9Ha.  The Sony Technology Park 
has recently been purchased by the WDA and its development features in the Agency’s three 
year business plans subject to the availability of funding.  At the time of preparation of the 
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UDP, the five sites allocated represented 55.9Ha.  Without the appeal site, potentially as little 
as 19.1Ha (34%) might remain only half way through the UDP period. 

57. The site is clearly physically capable of development for employment purposes – even the 
UDP Inspector rejected the WDA’s evidence that it was too inaccessible, too invisible or too 
steep (Appendix 21 document 12).  There are a number of public subsidy mechanisms which 
are typically used for bringing forward employment sites, including European Structural 
Funds with three sites in Bridgend having recently received such money for this purpose.  
The WDA has made no attempt to secure European money, or utilise its own resources, to 
provide infrastructure to make this site more attractive as an employment site.   

58. Moreover, the extent of the subsidy required seems to be exaggerated.  A potentially cheaper 
access from the A4229, costing around £300,000, has not been considered (Document 20).  
The savings which could be achieved may be very considerable, and are only subject to the 
Assembly Government allowing a breach in the perimeter trees.  Under cross examination, 
the Council’s planning witness accepted that the Welsh Office Highways Directorate 
consultation response on the Farm Village application (Appendix 11 Document 12 & BCBC 
8 Document 8) indicated that a previous request for an access at this location was rejected on 
environmental grounds.  However, she was of the view that situations may change, especially 
if the prospect of jobs was put in the balance, and noted that the appellants’ functions are to 
be taken over by the Assembly Government in April 2006. 

59. No outside agents have ever been instructed to market the land and for the most part of the 25 
year period passive marketing only was attempted.  Nonetheless, considerably more than a 
hundred expressions of interest were made (Document 13).  With more active marketing, 
some public subsidy and no housing bottom line the evidence of Junction 35, which is only 
10 miles/10 minutes away indicates that the site could be developed.  Furthermore, a firm 
interest came forward in 2004, after the UDP Inquiry, from a company seeking to build a 
specialist hospital that would have created some 250 jobs.  If the response from the WDA had 
been positive, a planning application might well have been submitted and the comparative 
benefits of 250 jobs against a high technology allocation for the future tested. 

Justification for Residential Development (Documents 8, 14 & 15) 

60. PPW states that sites designated for industrial development should not be used for other 
single purposes such as retail, leisure or housing development that could be located 
elsewhere.  The strategic importance – and rarity – of the site strongly militates against it 
being developed for housing which could be developed anywhere.   

61. In any event, there is no shortfall of housing land in the Bridgend area following adoption of 
the UDP.  Based on the Structure Plan forecast of need and the residual method advocated by 
TAN 1 unless agreed otherwise, the 2003 Joint Housing Land Availability Study published in 
March 2005 shows that the supply of readily available land in the County Borough at 30 June 
2003 stood at 9.7 years.  This is substantially more than the minimum 5 years supply 
recommended by PPW and TAN 1.  

62. In the longer term, and in the context of the UDP Plan period up to 2016, the site is not 
required to satisfy the housing land requirements of the County Borough.  The UDP Inspector 
concluded that there was no need to search for additional housing land having included the 
appeal site as housing.  This conclusion was based on the capacity of Policy H1 sites (6856 
homes) as added to by additional allocations of 332 homes (including 150 at the appeal site) 
giving a total of 7188 dwellings.  However, adopted Policy H1 provides for 7766 new 
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dwellings up to 2016 without the inclusion of the appeal site.  This has been achieved by the 
inclusion of a number of sites already granted planning permission and an increase in density 
at the Porthcawl Regeneration Area.  

Conditions 

63. A list of proposed conditions and reasons is supplied on a without prejudice basis (Document 
8).  The reason for limiting the development to 150 units is that the proposal has been 
assessed on that basis, including the financial contributions sought for off-site improvements 
to playing fields and related facilities.  No objection is raised to the use of a single drainage 
condition.  UDP Policy H7 (Document 22) requires an appropriate element of affordable 
housing and it is accepted that the use of a condition would be appropriate. 

THE CASE FOR INTERESTED PARTIES OBJECTING TO THE PROPOSAL 

64. Cllr Tildesley, one of two ward members for the area including the appeal site, spoke at the 
Inquiry.  The ward has a population of 5,982 and 67 new dwellings have been recently built 
and occupied with a further 474 homes under construction.  However, there is no 
corresponding increase in services with a 4-5 week wait to see the dentist and one 
development being on the site of a former social and athletic club.  These housing 
developments have changed the character of North Cornelly for the worse and resulted in 
construction traffic passing through the village making it difficult to cross the road safely 
with the Pharmacist being located on the opposite side to the GP’s Surgery.  Based on a door 
to door survey conducted when the application was submitted, the majority of residents of the 
Broadlands Estate were in favour of the proposal.  However, because of the upheaval caused 
by the above developments and the lack of improvements to the village infrastructure, they 
are now totally against.  A questionnaire was sent to the 91 houses backing onto the site, 32 
were returned (Document 6) with 22 being against housing and the rest against any 
development. 

65. Cllr Granville, the other ward member, also spoke at the Inquiry.  The Assembly 
Government did not object to the democratic decision to go against the UDP Inspector’s 
recommendation.  The site might have been marketed for 20 years but this wasn’t done very 
well and for the best part of 10 years the sign was covered in bramble.  The village can’t take 
any more housing development and recent job losses will slow down the housing market. 

66. Mrs Thickitt, who lives at Mountain View immediately to the west of the site, spoke at the 
Inquiry.  More houses have not resulted in additional social amenities such as a park and the 
route to amenities in Pyle is dangerous for those pushing prams and in wheelchairs.   

67. Mr F B Kemp, who resides at Mountain View, (Document 3A) notes that there have already 
been 3 housing developments in Cornelly during the last 18 months, 2 of which were on 
greenfield sites.  None of these have delivered any increase in village facilities such as 
schools and medical and dental facilities which already have long queues.  He objects to the 
proposal on the basis that, without an increase to the village infrastructure, an extra 150 
houses would represent an intolerable burden.  A J Andrews, who also lives at Mountain 
View, (Document 3B) expresses concern as to the effect of traffic noise and pollution on the 
living conditions of proposed occupiers and the Council’s ability to maintain the roads and 
footways. 

68. Mrs M Moon, the local Member of Parliament, (Document 4) draws attention to the in 
excess of a thousand redundancies recently announced by a number of high profile 
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companies and further possible redundancies by other large employers within the 
constituency.  She urges that the fullest possible weight be afforded to the UDP employment 
land allocations.  The appeal site, which is already in public ownership, in close proximity to 
the M4, and with a plan policy in favour of employment use, represents one of the better 
practical opportunities available.  She is extremely concerned that an Assembly sponsored 
public body, charged with assisting in the resolution of the local jobs crisis, has seen fit to 
pursue a path directly opposed to the express policy decisions of the local elected authority. 

69. Cllr C A Green, the Leader of the Council, (Document 5) emphasises that the decision to 
retain the site as an employment site was democratically made and expresses concern that the 
WDA is placing a higher priority on maximising capital receipts rather than the regeneration 
and economic development of a deprived part of the County Borough.  Attention is drawn to 
the need to attract jobs to the area, particularly in the light of recently announced losses 
which could surpass 1,500 jobs. 
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INSPECTOR’S CONCLUSIONS 

The figures in brackets [] refer to paragraphs elsewhere in the Report. 

Main Issues 

70. I consider the main issues in this case to be: 

(i) The effect of the proposal on the availability of employment sites in the locality and 
in proximity to the M4 corridor; and, 

(ii) Whether the housing land supply situation in the County Borough justifies residential 
development on this greenfield site.  

Preliminary Matter 

71. It is a matter of fact that the UDP is recently adopted and that the Assembly Government did 
not object to the allocation of the site, despite that being contrary to the Inspector’s 
recommendations [6, 18, & 41].  Whatever the merits of a binding report, this is not part of 
the UDP regime and, subject to the provisions of Section 287, ultimate discretion rests with 
the local planning authority [25 & 41].  Although the appellants are challenging the allocation 
in the High Court, unless and until the Court quashes the allocation, it remains part of the 
statutory development plan and carries the full weight of Section 54A [19, 23, 42 & 44].  

72. Whether or not it is permissible to use a Section 78 appeal to revisit exactly the same 
arguments as were put forward at a UDP Inquiry is a matter of legal opinion [21, 23 & 43].  
However, I am not aware of any legal obstacle that would prevent a planning application 
being submitted and an appeal made on the same grounds as were put forward at a previous 
UDP Inquiry, even if these arguments had been rejected by the UDP Inspector.  There is 
nothing to prevent the exercise of the right of appeal, provided this is done in a reasonable 
manner.  Nonetheless, that is a separate matter and, in this case, is dealt with in my Report on 
the Council’s Costs Application.  I do not dispute that the UDP Inspector’s recommendations 
are material considerations, but I will return to whether the arguments in support of the use of 
the appeal site for housing are sufficient to outweigh the site’s allocation for special 
employment purposes in my overall conclusions, after considering the main issues identified 
above [22, 24, 26, 42 & 46]. 

Availability of Employment Sites 

73. The proposal clearly conflicts with UDP Policy E6 and a determination in accordance with 
the development plan should lead to dismissal of the appeal [26 & 40]. 

74. At the site visit, I noted that a short section of the M4 can be seen from the highest part of the 
site.  During the course of the Inquiry, I also drove along the motorway in both directions and 
the site was not noticeable [47].  At the site visit, I did not see any rock outcrops, and the 
appellants’ representatives were unable to show me any [29].  Nonetheless, I acknowledge 
that topography and shape are constraints, but possibly less so if the alternative access was 
acceptable [29, 57 & 58].  At 6.1Ha, the developable area is also somewhat on the low side 
and much less than the 12Ha and 20Ha cited in the Property Strategy for Employment in 
Wales [5, 10 & 29]. 

75. Although the LAW and WDA have consistently sought a housing allocation on the site, I 
accept that the passive marketing interspersed with more active campaigns was reasonable 
and appropriate [12, 13, 15, 17, 27 & 59].  The evidence on marketing history, together with 
the factors discussed in the previous paragraph and, to some extent costs, support the 
appellants contention that, in practice, allowing the appeal would not reduce the supply of 
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employment land [28, 29, 30, 33 & 34].  Nonetheless, the interest in developing the site as a 
secure hospital illustrates that it has employment generating potential, although this would 
not satisfy the special employment definition [33 & 59].   

76. There appears to be more than sufficient general employment land allocated within the 
County Borough [32].  However, the situation with regard to special employment land is 
different with very little undeveloped land remaining at Junction 35.  It is also possible that 
the inclusion of the Sony Technology Park in the WDA’s business plans will result in this 
allocation being developed long before the expiration of the UDP, although I note the 
availability of further land in Rhondda Cynon Taf [31, 33, 55 & 56].  In addition, some 
uncertainty exists regarding the availability of much of the land at Island Farm because of a 
legal challenge.  In any event, that site is not as close or as accessible to the M4 as the other 
allocated sites, including the appeal site [33 & 56].   

77. Bridgend appears to be suffering from a decline in general manufacturing [54].  On the other 
hand, the high technology, IT, financial services, telecoms, publishing media and business 
services sectors, many of which would appear to fall within the special employment 
definition, are growth sectors.  The substantial level of redundancies recently announced in 
the area gives added importance to the need to attract employers in these sectors into the area 
[68 & 69]. 

78. The Council accepts that developing the site would require public subsidy, but that is not 
uncommon in bringing forward employment sites and, given the possibility of an alternative 
access, the likely costs could well be overstated [30, 57 & 58].  The Council’s and the 
WDA’s priorities for such subsidy to date have clearly been elsewhere [30 & 31].  However, 
it would not be unreasonable to assume that take up of other allocated land will lead to the 
remaining land moving up in priority.  In that respect, I note that the UDP period extends to 
2016 and that a new round of bids for European Structural Funds is due to start in 2007, with 
the Property Strategy for Employment in Wales only covering the period up to 2008 [10 & 
53].   

79. Furthermore, the land allocated for both general and special employment purposes is biased 
towards the eastern end of the Council’s area, as is the part of Pencoed Technology Park 
lying outside the Council’s boundary [31 & 51].  As far as the western part of that area is 
concerned, there are undeveloped plots on the Village Farm Industrial Estate together with 
the allocation at Heol y Splott [32 & 52].  Nonetheless, there are questions as to the 
availability of most of this land.  The environs of the latter make it unsuitable for the type of 
use envisaged by Policy E6.  Neither is Village Farm particularly suitable for such a use 
because of the range of existing uses on the estate.  North Cornelly and the site are reasonably 
well located in respect of public transport provision such that commuting elsewhere is 
feasible [36].  However, locating employment opportunities within walking/cycling distances 
of residential areas is generally even more sustainable and, in this case, would contribute 
towards the revitalisation of a ward which suffers severe deprivation and extremely low 
access to a car [4, 47 & 53]. 

80. PPW advises against maintaining unrealistic allocations of land for employment, but it also 
states that sites designated for industrial development should not be used for other single 
purposes that could be located elsewhere.  As a result a balanced view needs to be taken [34 
& 60].  Lack of prominence, limited area, topography and shape mean that the site is not 
ideal.  However, it is very close to Junction 37 and it is possible that the bulk of the three 
other sites near to the M4, allocated for special employment purposes, will be taken up before 
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the expiration of the UDP.  Although developing the site would require public subsidy, the 
2007 round of bids will afford an opportunity in this respect.   

81. For the above reasons, I conclude that there is a reasonable prospect of the land being brought 
forward during the lifetime of the UDP.  As a result, the proposal would reduce the 
availability of employment sites in the locality and in proximity to the M4 corridor.  This 
would be harmful to efforts to regenerate the local economy and to revitalise a ward which 
suffers severe deprivation. 

Justification for Residential Development 

82. The 2003 Housing Land Availability Study shows a 9.7 year supply, well in excess of the 5 
year minimum required by PPW and TAN 1 [61].  Using past completions would reduce this 
figure but TAN 1 advocates the use of the residual method unless agreed otherwise [37].  
Whilst this study is not particularly up to date, the UDP makes provision for 7766 units, 
without the appeal site, which is well in excess of the 7188 units envisaged by the UDP 
Inspector, including the appeal site [62].  This amounts to a material change in circumstances 
since the issue of the UDP Inspector’s report and I conclude that there is no shortfall of 
housing land in the County Borough for the foreseeable future. 

83. The UDP places the site within settlement limits and Policy H3 is generally supportive of 
housing development on windfall sites [8 & 38].  Whilst no upper limit is given for an 
individual windfall development, it is most unlikely that those drafting the plan, or the UDP 
Inspector, anticipated that almost half the anticipated total of 320 dwellings over the life of 
the plan could be provided by a single windfall site.   

84. The site is accessible to local shops and services and to public transport [36], but 
sustainability principles do not support the irreversible loss of greenfield sites of this scale 
where there is no recognised need for additional housing.  Furthermore, allowing the appeal 
could encourage the development of the site before brownfield sites allocated for housing in 
the UDP.  Although the site is physically suitable for housing development [35], I conclude 
that the housing land supply situation in the County Borough does not justify residential 
development on this greenfield site. 

Other Matters 

85. I understand the local concerns about impact on local services [64, 65, 66 & 67], but 
construction traffic is only temporary in nature and it would appear that there is sufficient 
spare capacity in local schools to accommodate the proposal [38].  The proposal would also, 
through the Section 106 Undertaking, provide money to improve the North Cornelly playing 
fields and related facilities [20].  The development of up to 150 additional houses would, 
however, be likely to exacerbate existing problems of access to healthcare facilities. 

Conditions and Obligation 

86. The Council submitted a list of proposed conditions and reasons on a without prejudice basis 
[63].  Subject to the following matters, and minor modifications in the interests of clarity and 
precision, I agree that these conditions should be imposed for the reasons given should the 
appeal be allowed.  A schedule of recommended planning conditions that comply with 
Circular 35/95 on The Use of Conditions in Planning Permissions is set out in the Annex to 
this Report. 
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87. Means of access forms part of the application and it should not be listed as a reserved matter.  
It would be appropriate to replace the Council’s two suggested drainage conditions by the 
single condition suggested by the appellants [39].  Any other means of access would require a 
further planning permission and a condition restricting access to that shown on the 
application plans is unnecessary.  I consider that a condition relating to affordable housing is 
necessary to satisfy UDP Policy H7 and that the wording agreed at the Inquiry would be 
suitable. 

88. The Section 106 Obligation is necessary to satisfy UDP Policy RC5 [20].  I also consider that 
it satisfies the other tests of Circular 13/97 on Planning Obligations in terms of being 
relevant to planning, being directly and reasonably related in scale and kind, and being 
reasonable in all other respects.  

Overall Conclusions 

89. Having regard to my conclusions on both main issues, I do not consider that the arguments in 
support of the use of the appeal site for housing are sufficient to outweigh the site’s allocation 
for special employment uses and the conflict with the recently adopted UDP.  For this reason, 
I consider that the appeal should be dismissed. 

RECOMMENDATION 

90. For the above reasons, I recommend that the appeal be dismissed. 

 

 

 

Inspector 
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He called  
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(Hons), DipTP, MRTPI 

Harmers Limited,  
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DOCUMENTS  

 

Document 1A & 1B Lists of persons present at the Inquiry 

Document 2A & 2B Council’s notification letters, lists of persons notified, and press 
notice  

Document 3 Two letters of response 

Document 4 Letter to Inquiry from Mrs M Moon MP 

Document 5 Letter to Inquiry from Cllr C A Green, Leader Bridgend County 
Borough Council 

Document 6 Bundle of responses to Cllr Tildesley’s consultation, submitted by 
Cllr Tildesley 

Document 7 Statement of Common Ground 

Document 8 Mrs Jones’ Statement of Evidence and Appendices  

Document 9 Mr Peters’ Statement of Evidence and Appendix 

Document 10 Mr Muir’s Summary Statement of Evidence 

Document 11 Mr Muir’s Statement of Evidence 

Document 12 Appendices to Mr Muir’s Statement of Evidence 

Document 13 Mr Lawley’s Statement of Evidence and Appendices 

Document 14 Council’s Opening Statement 

Document 15 Council’s Closing statement 

Document 16 Appellants’ Opening Statement 

Document 17 Appellants’ Closing Statement 

Document 18 Supporting evidence regarding supply of sites and property 

Document 19 M4 Corridor Study 

Document 20 Letter to UDP Inquiry and plan regarding possible access from the 
A4229 link road 

Document 21A & 21B Two letters from the Welsh Assembly Government regarding 
Proposed Modifications to UDP 

Document 22 UDP policies H3, H7 & RC5 

Document 23 Internal mail from Head of Economic Development to Chief 
Executive 

Document 24 Letter from Council’s Chief Executive to appellants’ Chief 
Executive 

1131



Report APP/F6915/A/05/1175163   

 

 

    20

Document 25 Extract from BBC News Web Site regarding local MPs meeting with 
the Prime Minister to discuss job losses in Bridgend 

Document 26A – 26C Property Strategy for Employment in Wales 

Document 27 Documentation regarding High Court challenge to UDP 

Document 28 Suggested drainage condition 

Document 29 E-mail from appellants’ Chief Executive to Council’s Chief 
Executive (reply to Document 24) 

Document 30 Executed Unilateral Undertaking 

 

Documents 18 – 25 were submitted by the Council and the appellants submitted documents 26 – 
30. 

 

PLANS  

Plans A1 – A3 Application Plans 

Plans B1 – B2 UDP Plans 23, 24, 27 & 28 showing Special Employment Allocations 
E6(1), E6(2), E6(3) & E6(4) 
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ANNEX 

PLANNING CONDITIONS RECOMMENDED BY THE INSPECTOR 

1) Approval of the details of the siting, design and external appearance of the buildings 
and the landscaping of the site (hereinafter called "the reserved matters") shall be 
obtained in writing from the local planning authority in writing before any 
development commences. 

2) Application for approval of the reserved matters shall be made to the local planning 
authority before the expiration of three years from the date of this permission. 

3) The development hereby permitted shall be begun either before the expiration of five 
years from the date of this permission or before the expiration of two years from the 
date of the approval of the last of the reserved matters to be approved, whichever is the 
later. 

4) No development shall commence on site until there has been deposited with the local 
planning authority a Certificate from a Consulting Engineer certifying that any 
retaining walls to be constructed will be designed and constructed so as to prevent 
subsequent ground movement.  Any retaining wall shall be constructed in accordance 
with the design and construction details so certified. 

5) No development shall take place until details of the proposed floor levels of the 
buildings in relation to existing ground levels and the finished levels of the site have 
been submitted to and approved in writing by the local planning authority.  The 
development shall be carried out in accordance with the approved details. 

6) Construction work shall not begin until a scheme for protecting the approved 
development from noise from the motorway has been submitted to and approved in 
writing by the local planning authority, and the development shall be completed in 
accordance with the approved scheme.  

7) No windows to any habitable room of the proposed dwellings shall directly face such a 
window of another dwelling at a distance of less than 21m.  A habitable room includes 
a bedroom, lounge, living room, dining room, study and kitchen but not a bathroom, 
hall or utility room. 

8) The detailed plans to be submitted shall make provision for public open space, 
including the provision of an equipped play area, and such public open space shall be 
laid out, landscaped and completed in accordance with a scheme to be submitted to 
and agreed in writing by the local planning authority prior to the commencement of 
work on site. 

9) No occupation of dwellings shall take place until drainage works for the disposal of 
foul sewage and surface water drainage have been carried out in accordance with 
details to be submitted to and approved by the local planning authority. 

10) The means of access shall be laid out in accordance with approved plan Drawing No 
PR-01 A dated May 2000 and be completed in permanent materials as approved by the 
local planning authority before any individual property is brought into beneficial use. 

11) No obstruction, or planting when mature, exceeding 0.6m in height shall be placed 
within the vision splay areas shown on approved plan Drawing No PR-01 A dated 
May 2000. 

12) The development will be limited to a maximum of 150 dwelling units. 

1133



Report APP/F6915/A/05/1175163   

 

 

    22

13) The development shall not begin until the details of the arrangements for the provision 
of affordable housing as part of the development have been submitted to and approved 
in writing by the local planning authority. Such details shall include: 
i) the type, and location on the site of the affordable housing provision to be made, 

of which there shall be 39 units, 8 to be socially rented and 31 to be discounted 
market housing; 

ii) the timing of the construction of the affordable housing; 
iii) the arrangements to ensure that such provision is affordable for both initial and 

subsequent occupiers of the affordable housing; and 
iv) the occupancy criteria to be used for determining the identity of prospective and 

successive occupiers of the affordable housing, and the means by which such 
occupancy criteria shall be enforced. 

The affordable housing shall be provided in accordance with the approved 
arrangements. 
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3 September 2019 
 

 
Pete Sulley 
Asbri Planning Ltd 

 
 
  
Our Ref : I520/OG  

 
 
Dear Pete 
 
LAND AT TY DRAW FARM, PYLE CF33 4AL  
 
I write further to your request for a summary of marketing history and interest levels received to 
date in the above site. 
 
1. History 
 
South Wales Land Developments Ltd acquired the site from The Welsh Ministers in 2010, following 
a twenty five year period where the site was available for special employment use but had 
remained undeveloped. 
 
Lambert Smith Hampton was appointed in December 2013 to undertake marketing of the 
employment land. To ensure the property was promoted sufficiently we undertook the marketing 
initiatives summarised in section 3 below.  
 
2. Site Summary 
 
The site comprises a gross area of 5.4 acres (2.2 hectares) and under Policy SP9 (4) of the 
Bridgend Local Development Plan (LDP) is allocated for employment use. The topography of the 
site is such that significant civil engineering works were required to re-profile the site to create two 
level development plateaus. The topography of the site and access routes rendered it impractical to 
sub divide the site any further. 
 
Development densities for out of town offices and light industrial are comparable, assuming a 
reasonable commercial development density of 40% the two plateaus comprise the following: 
Plateau One, a 1.2 acre site to the north accommodating up to 21,000 sq ft and Plateau Two, a 2.4 
acre site to the south accommodating up to 43,000 sq ft. 
 
Considering the site’s proximity to existing residential housing, General Industrial (B2) and 
Distribution (B8) uses were unlikely to be appropriate. The potential impact on the residential 
housing from heavier industrial uses, vehicular movements and extended hours of operation were 
likely to cause conflict. 
 
We considered a B1 use for offices, research and development or light industry appropriate to a 
residential area to be more in keeping with surrounding uses. 
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We encouraged interest from all potential B1 uses. Considering the site’s location we anticipated 
that demand from office occupiers would be limited and demand would more likely come from light 
industrial or hybrid office/light industrial occupiers.  
 
The section 106 agreement relating to the adjacent residential development required the levelling 
of Plateau One within two years of the first dwelling being occupied. In addition to this a road head 
would be constructed and services to the site boundary would be provided. We originally envisaged 
that this work could prove advantageous to the marketing and assist the deliverability of B1 Class 
development on the site. 
 
3. Plateau Works 
 
Considering the topography constraints the two proposed development plateaus could enable 
commercial development on the site. The proposed design enables development of up to 21,000 
sq ft on Plateau 1 and 43,000 sq ft on Plateau 2, access is such that the sites are difficult to 
subdivide further. Development appraisals have concluded that any development would need to 
maximise use of the plateaus to justify the cost of the engineering works undertaken to create 
them. Therefore, it is now apparent that the construction of the plateaus will have the opposite 
effect as first envisaged and will in fact severely constrain any development. 
 
Consequently the size and type of requirements that can be targeted would be limited to occupiers 
with requirements at or around the above sizes. Construction of the plateaus would mean that 
occupiers with a different size requirement to the above or those that require an unusually low 
development density may not be able to be accommodated. 
 
The cost of the civil engineering works required to create the plateaus is considerable and once 
complete any further works to adapt the site further would incur additional cost. This cost would 
need to be reflected in the price agreed for any subsequent land sale or development agreement. 
 
Speculatively undertaking the plateau works would in our opinion reduce the flexibility and 
marketability of the site. 
 
4. Marketing Initiatives 
 
The site is being marketed at a quoting price of £200,000 per acre; in line with comparable B1 
Class land along the M4 corridor. Offers are invited on a freehold basis, with interest in the whole 
or individual development plateaus being considered.  
 
We undertook the following marketing initiatives to promote the site: 
 

• A professionally designed A4 marketing brochure produced in March 2014 
 (Copy in Appendix 1) 
 

• These brochures was extensively distributed in March 2014, October 2017 and August 2018  
to:  
 

• Commercial Agents 
 

Andrew Thomas Property Consultants Andrew Thomas Property Consultants 
Cushman and Wakefield Knight Frank 
JLL Savills 
Cooke and Arkwright Gerald Eve 
GVA EJ Hales 
Jenkins Best Alder King 
Herbert R Thomas David Little Phillips 
Watts and Morgan Fletcher Morgan 
Parrys Commercial Linnells 
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Anthony Phillips MGY 
Brinsons M4 property Consultants 
Hutchings and Thomas Powell Lloyd 
Middleton Perry Hirons Morgan and Yapp 
Robert Chapman Nuttall Parker 
Stuart Hogg Colliers 

 

• Active requirements on our in house database  
 

• Direct enquires resulting from the marketing campaign 
     

• Erection of a 16ft by 8ft marketing board at the entrance to the site 
 

• Listing on LSH and EG Propertylink websites since March 2014 
 (Image and link to website in Appendix2) 

 

• Press advertising in the Western Mail ‘Business In Wales’ section on 29
th
 March 2017 

 

• Listing on the Welsh Government Property Database.  
 
5. Interest Received  
 
The response to the marketing initiatives are summarised below, including detail of how the 
applicant became aware of the opportunity and their potential use of the site. 
 
Initial interest was limited but throughout 2014 -2018 we received a steady stream of enquiries. 
These were predominantly from owner occupiers interested in purchasing the site and developing a 
building for their own use. 
 
 

Date of 
Enquiry 

Source Company Area          
sq ft 

Search Area Use Tenure 

14.01.2014 Agent Mailing Knight Frank 0.5 acre Pyle to Llanelli B1 Leasehold/Freehold 

16.11.2015 EG Propertylink RTI Western/SMC 
Industries 

1 acre South East Wales B1 (a&c) 
Freehold 

28.09.2016 Marketing Board Graham Mcauley 1 acre Bridgend/Pyle B1 Freehold 

07.10.2016 EG Propertylink Ann Weber 1 acre Bridgend/Pyle B1 Freehold 

08.11.2016 LSH Website Edmund Knowles 2.5 acres Bridgend /Pyle B1 Freehold 

10.10.2016 Marketing Board Renowheel 2.5 acres  South East Wales B (a&c) Freehold 

16.01.2016 LSH Website Owen Davies 1 acre Bridgend/Pyle B1 Freehold 

21.09.2017 WAG Cellnovo 1.2 acres Bridgend B1 (b) Leasehold 

20.10.2017 LSH Website Avonline Plc .5 -1 acre Bridgend  B1/B8 Freehold 

19.09.2018 EG Propertylink GPT Environmental 5.4 acres Bridgend B2 Freehold 

11.10.2018 EG Propertylink Davies Waste 2 – 5 
acres 

Bridgend 
B2 

Freehold 

 
 
Unfortunately these did not progress and a sale of the whole or part could not be agreed. The 
reasons for this are considered below. 
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6. Marketing Considerations 
 
Considering the site’s proximity to the M4, investment in infrastructure and provision of services we 
expected interest in the site to progress further. Based on the feedback received from interested 
parties they did not progress their interest for one of the following reasons: 
 

A. Development of the site by owner occupiers for B1 Employment use was not 
viable. 

 
Development appraisals produced a capital value lower than build cost. This was still the 
case even if the land value was assumed to be nil. This made development for owner 
occupation financially unviable without significant gap funding from the Public Sector. 
 
B. Speculative development of the site was not viable. 
 
A relative shortage of good quality built employment stock has led to yield compression, a 
hardening of incentives and some rental growth. However speculative development 
remained marginal due to relatively thin occupier demand and low rates of take up. 

 
C. The site was not deemed prominent enough. 
 
Occupiers demanded a greater roadside presence or preferred to occupy mixed use 
developments at locations such as Bocam Park at Junction 35 of the M4 and Magden Park 
in Llantrisant. 

 
D. Alternative sites are available. 
 
Alternative sites that are easier to develop and had fewer physical constraints were available 
in alternative locations in the borough. These are considered below. 
 

6. Employment Land Supply and Demand 
 
Employment sites currently being marketed in the Borough are as follows. 
 

Employment Site Location Tenure Size (Acres) 
D32 Bridgend, Industrial Estate, CF31 3UT Leasehold 0.26 

Plot G1, Bridgend Industrial Estate, CF31 3TP Leasehold 0.70 

Compound 1, Bridgend Industrial Estate, CF31 3TP Leasehold 0.80 

Forge Industrial Estate, Maesteg CF34 0AH Freehold 0.80 

Main Avenue, Bridgend Industrial Estate CF31 2AG Freehold 0.86 

A4065 Brynmenyn, CF32 9TD Freehold 0.93 

Plot G7, Bridgend Industrial Estate, CF31 3TP Leasehold 1.28 

Plot G10, Bridgend Industrial Estate, Cf31 3TP Leasehold 1.50 

2-5 North Road, Bridgend Industrial Estate, Cf31 3TP Leasehold 2.23 

New Road, Bridgend, CF35 5LD Leasehold 2.45 

Newlands Road, Brackla Industrial Estate, CF35 6DA Freehold 2.54 

Former Depot Site, Coychurch Road, Bridgend CF35 5NS Freehold 3.20 

G12, Bridgend Industrial Estate, CF31 3RY Leasehold 4.30 

Central Park, Bridgend Industrial Estate, CF31 3TY Freehold 4.70 

G11, Bridgend Industrial Estate, CF31 3TP Leasehold 5.30 

Ty Draw Farm, Pyle, CF33 4AL Freehold 5.40 

Storage Land and Buildings, Waterton Road, Bridgend CF31 
3YR 

Leasehold 5.60 

Plot C Waterton Industrial Estate, CF31 3YN Leasehold 6.00 

Plot C2, Coity By Pass, Brackla Industrial Estate, Bridgend 
CF35 6DE 

Freehold 6.40 

Pencoed Technology Park, CF35 5HZ Freehold 10.00 

C1 and C2 Brocastle, CF35 5AT Freehold 116.02 

Total  181.27 Acres 
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(Source: Welsh Assembly Government) 
 

The annual average employment land development between 2000 and 2009 in the Bridgend 
Borough was 15.64 acres. Based on this past average the projected LDP requirement between 
2009 and 2021 was 187.70 acres. 
 
(Source: Bridgend County Borough Council – Employment Land Review 2010) 
 
There are less than three years remaining of the current LDP. Sufficient employment land is 
available and being actively marketed to satisfy past take-up and projected take-up for the entire 
life of the plan. 
 
In addition to the subject property, Pencoed Technology Park and Brocastle, Waterton (comprising 
126.02 acres) are allocated Strategic Employment Sites that are currently being marketed.  There 
are a further 27 acres at Island Farm, Bridgend also allocated for Strategic Employment which is 
not being actively marketed. 
 
The rationale for the allocation of these sites as a Strategic Employment Site is given in paragraphs 
2.3.81-2.3.94 of the LDP. Their physical and locational characteristics and flexibility as 
predominantly Greenfield sites is intended to attract high quality businesses. 
 
The sites at Pencoed, Brocastle and Island Farm are located close to well established, accessible 
and prestigious areas of employment use - Pencoed Technology Park, Ford at Brocastle and 
Bridgend Science Park, adjacent to Island Farm.  
 
By comparison the subject property is somewhat isolated, is constrained by its topography and the 
adjacent residential housing and shared access road. 
 
The Background Paper 9: Employment Land Supply (May 2012) notes that there is a risk to the 
delivery of these Strategic Employment Sites. Should the delivery of these sites be unachievable in 
the lifetime of the plan the Council is confident that there is sufficient land allocated across the 
County Borough to meet employment need over the plan period. 
 
7. Alternative Uses 

 
The local economy and employment opportunities in the Western part of the Borough, especially 
Porthcawl, are closely linked to the leisure and tourism industry. 

 
As a result of the relatively limited response to the initial marketing for B1 Class development we 
explored alternative options for commercial development including retail and leisure uses. 
 
We made direct approaches to alternative occupiers including the following: 
 

Date  Company Use 
17.01.2014 Marston’s A3 – Family Pub/Restaurant 

11.02.2014 Greene King A3 – Family Pub/Restaurant 

11.02.2014 Mitchells and Butlers  A3 – Family Pub/Restaurant  

29.04.2014 Aldi A1 – Food Retail 

15.05.2015 Farm Foods A1 – Food Retail 

02.11.2015 Lidl A1 – Food Retail 

 
Unfortunately the site was not of interest. The following feedback was received from these 
occupiers. 
 

1. The site was not considered prominent enough. 
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2. The topography of the site meant that the development plateaus were too small to fulfil the 
occupier’s requirements. 
 

3. Recently developed retail schemes in the immediate vicinity had satisfied the majority of 
retail and leisure occupier requirements. 
 

It is acknowledged that these approaches were made some years ago, and Reason 3 may 
therefore now need refreshing, but Reasons 1 and 2 remain applicable and they are not considered 
surmountable. 
 
8. Conclusions 
 

1. The site had been allocated for employment use for 34 years and has remained 
undeveloped. 

 
2. The land owner and Local Authority had endeavoured to bring the site forward through 

the planning system in an effort to encourage employment use on the site. Adjacent 
residential development had enabled the provision of a roadway, services to the site 
boundary and civil engineering works to level plateau 1. 

 
3. An extensive marketing campaign was undertaken targeting B1 occupiers. 

 
4. The interest received did not progress due to the viability and site constraints outlined 

above. 
 

5. There is currently a sufficient supply of employment land within the Borough to satisfy 
the demand throughout the life of the plan. 

 
6. There are further strategic employment sites at Pencoed and Brocastle. These sites are 

adjacent to countryside, in close proximity to the road network and are better suited to 
offer a high quality business environment. 

 
7. These alternatives mean there are sufficient alternative strategic employment sites 

allocated across the County Borough to meet employment need over the plan period.  
 

8. Alternative retail and leisure users were approached but the site was not of interest due 
to the constraints outlined above. 

 
I trust the above is a sufficient summary of the marketing undertaken and limited interest received 
thus far but if you require any further detail please do not hesitate to ask. 
 

Yours sincerely 

Owen Griffiths MRICS 
Associate Director  
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FOR SALE

Land at Ty Draw Farm, North Cornelly, Pyle

  5.4 acres (2.2 hectares) on two plateaus. 
  Immediately accessible from junction 37 of the M4 motorway
  Serviced employment land
  Outline planning permission for B1 use
  Suitable for a variety of employment generating  

uses subject to planning

Employment Land Development Opportunity

CF33 4AL

Employment  
Land

PYLE

Village Farm  
Industrial Estate

TO SWANSEA

TO CARDIFF

M4  
Junction 37

Residential Site
(SOLD)
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Location
The site is strategically located alongside the A4229, 

immediately north of junction 37 of the M4 motorway. 

The M4 provides links to Swansea 20 miles to the west and 

Cardiff 23 miles to the east. Public transport is excellent with 

Pyle train station and the Pembroke Dock to Paddington 

main line ½ mile to the North West, Cardiff International 

Airport is some 20 miles to the south east.

Local amenities are excellent with the popular seaside town of 
Porthcawl 2 miles to the south and a wide range of stores, cafes 
and restaurants available at the McArthurGlen designer outlet 
village 2 miles away at Junction 36 of the M4.

Description
The Employment Land extends to a gross area of approximately 
5.4 acres (2.2 hectares) and is arranged over two plateaus. 
Access and services to the site will be delivered via a new spine 
road serving the residential development to the south.

Planning Status
The site benefits from outline planning permission for B1 use. The 
outline application forms part of a wider hybrid application covering 
full permission for 94 dwellings to the south of the site which is 
currently being developed by Persimmon Homes.

Whilst the outline permission when issued will be for B1 business uses 
(at an envisaged quantum of around 6,000 sqm), discussions with 
the Local Planning Authority in the latter stages of the determination 
of the application identified that the Council would be favourably 
disposed to the principle of other employment generating uses 
coming forward, such as assisted living, pub/restaurant or hotel.

Conditionality in the sale of the residential land to the south ensures 
that the site will be serviced. 

Relevant technical documentation from the planning application 
submission is available on request, including:

• Topographic survey and site sections

• Site Investigation

• Drainage design statement

• Phase 1 habitat survey

• Masterplan layout

Tenure
Freehold with vacant possession.

Disclaimer: Lambert Smith Hampton Group Limited and its subsidiaries and their joint agents if any (“LSH”) for themselves and for the seller or landlord of the property whose agents they are give notice that:
(i) These particulars are given and any statement about the property is made without responsibility on the part of LSH or the seller or landlord and do not constitute the whole or any part of an offer or contract.
(ii) Any description, dimension, distance or area given or any reference made to condition, working order or availability of services or facilities, fixtures or fittings, any guarantee or warrantee or statutory or any other permission, approval or 

reference to suitability for use or occupation, photograph, plan, drawing, aspect or financial or investment information or tenancy and title details or any other information set out in these particulars or otherwise provided shall not be relied 
on as statements or representations of fact or at all and any prospective buyer or tenant must satisfy themselves by inspection or otherwise as to the accuracy of all information or suitability of the property.

(iii) No employee of LSH has any authority to make or give any representation or warranty arising from these particulars or otherwise or enter into any contract whatsoever in relation to the property in respect of any prospective purchase or 
letting including in respect of any re-sale potential or value or at all.

(iv) Price or rent may be subject to VAT and any prospective buyer or tenant must satisfy themselves concerning the correct VAT position.
(v) Except in respect of death or personal injury caused by the negligence of LSH or its employees or agents, LSH will not be liable, whether in negligence or otherwise howsoever, for any loss arising from the use of these particulars or any 

information provided in respect of the property save to the extent that any statement or information has been made or given fraudulently by LSH.
(vi) In the case of new development or refurbishment prospective buyers or tenants should not rely on any artists’ impressions or architects’ drawings or specification or scope of works or amenities, infrastructure or services or information 

concerning views, character or appearance and timing concerning availability or occupation and prospective buyers or tenants must take legal advice to ensure that any expectations they may have are provided for direct with the seller or 
landlord and LSH shall have no liability whatsoever concerning any variation or discrepancy in connection with such matters.

Created by Carrick   www.carrickcreative.co.uk     January 2014

Terms
Offers are invited for the whole or individual serviced 
plots/plateaus on an unconditional or subject to 
planning basis.

Legal Costs
Each party to be responsible for their own legal costs 
incurred in any transaction.

Contact
Owen Griffiths 

 

Steve Matheson 
 

FOR SALE 
Land at Ty Draw Farm,  
North Cornelly, Pyle
CF33 4AL

THE SITE
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APPENDIX 2 
 

WEBSITE SCREENSHOT 
 

 
 
 

https://www.lsh.co.uk/find/properties/bridgend/pyle/2010421 
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LDP Rep: 488 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID This will have a significant negative impact on an already stretched public services 
and public roads in the area. This does not align with a healthy active cohesive 

community but will impact on services to lead a healthy and safe environment. It will 
not protect the environment but will negatively impact on the natural wildlife and lose 

precious walking and cycling routes. 

488 

 

2: Do you have any comments to make on the growth strategy? 

ID This will impact on public services, shops, doctors, schools and hospitals. 

488 
 

3: Do you have any comments to make on the spatial strategy? 

ID These are promises made with every development and never comes to fruition. 
Usually stop short of building services to support development. Shortage of doctors 

etc have been blamed for not building the services. 
488 

 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID No evidence that sustainable value has been delivered on with previous 
developments. Show me the impact that the well-being future generations act has had 

on developments in this area. 
488 

 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID Want evidence that the foundational economy has delivered in this area. 

488 
 

6: Do you have any comments to make on the employment strategy? 

ID Where’s the jobs for all the new people coming into bridgend 

488 
 

7: Do you have any comments to make on retail centres and development policies? 

ID Only if jobs are made available in Bridgend 

488 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID 
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488 More people means more cars. These people in affordable housing cannot afford 
electric Tesla cars but will bring old diesel vehicles into Bridgend 

 

9: Do you have any comments to make on the natural and built environment policies? 

ID  

488 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

488 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

488 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

488 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID Health is missing from your proposal. What about health services 

488 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID It shouldn’t go ahead unless public services are addressed ahead of any housing 
developments 488 
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LDP Rep: 511 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

511 
 

2: Do you have any comments to make on the growth strategy? 

ID  

511 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

511 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

511 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

511 
 

6: Do you have any comments to make on the employment strategy? 

ID  

511 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

511 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

511 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

511 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID I think placing a supermarket in a prime tourist location on salt lake will be forever a 
mistake.  BCBC need to look at places like saundersfoot where they have placed 
small modern shops alongside their car park.  Port talbot have a water area for 

children and are improving their seafront for tourism.  Placing an AlDI supermarket on 
the seafront will be an eyesore.  Firstly for tourism you need car parking! Already 
there’s a problem with car parking in the area, this will be made worse with the 

supermarket/housing taking up the car park. At least use half of salt lake as a car park 
with some trees and green spaces between. Additionally, porthcawl had been 

promised a leisure centre years ago!! Where is it? The harbour needs shower facilities 
which were forgotten about when renewed a few years ago.   Don’t be surprised if 

there are protests if the supermarket goes ahead... I’ll be joining 

511 

 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

511 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

511 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Porthcawl residents should be consulted before agreeing to selling land to 
supermarkets like ALDI.  We know the town the best, what it needs as a tourist 
destination and what we need as locals.  Don’t ignore us.  BCBC already seem 

corrupt and we all wonder what we’re paying our council tax for!  With our volunteer 
beach cleaners out everyday, where are BCBC in clearing up after a bank holiday 
weekend?? It’s all being left to locals to take care of!! The mess behind putting a 

supermarket/housing on the seafront will again mean the locals will be suffering with 
cars parked outside houses and traffic with smog lingering looking for spaces etc. 

511 
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LDP Rep: 516 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID A strategic objective of a democratic government is not to 'create' or 'protect' - but to 
respond to wishes of the electorate. These strategic objectives are more suitable for a 

technocratic authoritarian type of government - which we are not - yet. 
516 

 

2: Do you have any comments to make on the growth strategy? 

ID These are imposed strategies, not arising from the needs and desires of those who 
pay your wages, the council taxpayer. If it wasn't for all the regulations, restrictions 

and unnecessary costs associated with running businesses we'd all be far more 
'economically active'. Look what you've done to Bridgend Indoor Market. You should 

hang your heads in shame. 

516 

 

3: Do you have any comments to make on the spatial strategy? 

ID I'd have to see the map to have a better idea of what you are concocting. As for "The 
spatial strategy has been formulated to help realise the regeneration aspirations and 
priorities of the council" - wrong. The council is elected to do our bidding - not impose 
their ideas on us. Look up the definition of democracy then start over with your plans 

with your principles corrected. 

516 

 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID Who decides what "is appropriate to the local context"? Hopefully not bureaucrats. 
Face to face consultation should be on going. Fixing everything in a 10 year plan is in 

itself a ridiculous idea sure to do more harm than good. 
516 

 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID We don't need more housing. The population is shrinking (ageing population). Have 
you asked people if they want a government that continually tries to grow the 

population? As for creating "mixed and balanced communities"? - what does that 
even mean? Nobody asked for this. We live here. BCBC is our servant, not our 

master. Start acting like it. 

516 

 

6: Do you have any comments to make on the employment strategy? 

ID "attract and retain economically active households" - in other words, bribe people with 
our money to come here and exploit us - instead of allowing us to be more 

economically active ourselves. Sometimes I think we'd all be better off if BCBC just 
packed up and left us alone to our own devises. 

516 

 

1152



7: Do you have any comments to make on retail centres and development policies? 

ID I can read and interpret statistics. There was no pandemic statistically speaking. 
Nothing to do with lockdowns or social restrictions as is amply evident from similar 

societies that had no such restrictions. You have been play your part in an experiment 
that is  destroying our communities and economy. You have half destroyed Bridgend 

town and it sounds like you want to go the whole way. Out of town retail 
developments are undermining our communities, our society, and impoverishing us. 

Protecting "the established retail hierarchy" sounds like a plan to further undermine us 
at the behest of those who do not vote you into existence. 

516 

 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID Zero carbon is zero life. It is a destructive and immeasurably stupid goal. Any strategy 
based on the idea that reducing carbon is a worthy goal is flawed at its core. This 

strategy needs to be based on science, not ideology. 
516 

 

9: Do you have any comments to make on the natural and built environment policies? 

ID If you want to enhance and protect the natural landscape of BCB, get rid of Natural 
Resource Wales and their mindless barbaric forestry practices here in the Garw 
Valley. There could be ample local employment in forestry here but all we get is 

destructive clear-cutting of immature trees by external contractors who couldn't care 
less about the mess they leave behind. This is not "sustainable economic growth" but 

unsustainable economic destruction. 

516 

 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID I'll let Llynfi Valley residents comment on this. 

516 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID I'll let Porthcawl, Pyle, North Cornelly and Kenfig Hill residents comment on this. 

516 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID "Promotion of tourism hubs in the Garw" - waste of time and money.    "Improved 
public transport" - bring back the railway line to Bridgend.   "Create sustainable 

communities linked to wider opportunities" - what does this even mean?   "Improved 
walking and cycling routes" - no need, they are good enough as is.   "Opportunities for 

co-operative housing, self-build and custom build alongside other forms of 
development" - we need more flexibility for people to build homes outside the 

restrictive zoning currently in place. 

516 

 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID I'll let Bridgend and Pencoed residents comment on this. 

516 
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14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Can you send me the proposed plan in all its details so I can examine it in greater 
detail? 516 
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LDP Rep: 329 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID only that brown field lands should be used over green field to match the objectives of 
PPG 329 

 

2: Do you have any comments to make on the growth strategy? 

ID only that my area nantymoel has scope for small growth if brown field land if available 
and close to  adjacent terrace houses 329 

 

3: Do you have any comments to make on the spatial strategy? 

ID in my area nantymoel my site clear meets PPG  requirements for a extension to the 
ldp 329 

 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID any land that that meets PPG and can meet the LVIA on character of a dwelling at the 
edge of the valley ,in my opinion should be allowed 329 

 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID only that small scale sites in areas that can accommodate small scale growth and 
meet the criteria for new houses should be allowed and that are close  to the 

settlement boundary 
329 

 

6: Do you have any comments to make on the employment strategy? 

ID if land is available ever how big or small if it meets PPG and can be utilised in some 
way to create new houses ,new business opportunities  ,employment ,think  it will be 

good for any area 
329 

 

7: Do you have any comments to make on retail centres and development policies? 

ID personally would like to see more enterprises come to the valleys  has they have 
been demised by the mines disappearing years ago 329 

 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID yes good idea and the way forward but has has to contribute to with in the area in 
which its happened like wind farms etc ,and renewables energy need to be affordable 

to house olds if there is need for change 
329 
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9: Do you have any comments to make on the natural and built environment policies? 

ID yes i agree must keep some character of the surrounded area ,but also allowing 
adoption of houses that can adapt a design to compliment the surrounding area that 

meet other criteria and allowing to extend areas that and close to unban Areas 
329 

 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID no 

329 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID no 

329 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID my site particular meets PPG and there is scope for expansion on the ldp  to include 
this 329 

 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID no 

329 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID yes personally my site ( ref 329.c1) meets the criteria  of PPG and would make a 
desirable extension outside the settlement boundary, and can meet LVIA and adapt 
and harmonise to the surrounding area and fit in with the character and appearance  
of of the surrounding terraced houses with  minor impact ,and a new dwelling would 

increase the range and choice available in the village that is dominated  by older 
terraced houses ,the land itself has always been used has numerus  buildings on 

there garages and its developed land in the brown field suitable for development was 
owned by the council for many years in the past and planning permission was granted 
on a few of the structures there and took rent for this has industrial and recent history 
domestic ancillary use   ,partly inside ldp and and seen to outweigh the minor change 
in visual terms compare to some of the development that have been allowed within 

the valley  , and should be included in the new ldp in my opinion , meets the 
requirements  that meets  for a small scale site close to the unban area and that can 
accommodate one dwelling with highways agreeable on access and would make a 
modest contribution to the regenerated  upper valley community that is needed to 

improve the range and choices of housing to attract younger people and families with 
minor works  involved has utilities all close by   to accommodate this  thanks you . 

329 
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LDP Rep: 550 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

550 
 

2: Do you have any comments to make on the growth strategy? 

ID  

550 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

550 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

550 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

550 
 

6: Do you have any comments to make on the employment strategy? 

ID  

550 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

550 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

550 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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550 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID Ewenny road maesteg needs serious consideration in maximising housing and 
employment, especially as there is opportunities to develop land in the area. A 

satisfactory walking route would also be beneficial to the wider community 
550 

 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

550 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

550 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

550 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID It is a prime opportunity to expand maesteg as it is the only town that is holding onto 
its community values, in comparison to Bridgend which is a ghost town. 550 
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LDP Rep: 554 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID Would like be kept informed as we live very near maesteg washers and have so many 
problems from schemes that tht council have done previously that affects the farm 

and my family 
554 

 

2: Do you have any comments to make on the growth strategy? 

ID  

554 
 

3: Do you have any comments to make on the spatial strategy? 

ID How many houses will be built 

554 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID There are so many issues at the maesteg washers site already by having more 
houses will only increase these problems and issues 554 

 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID Some areas don’t need more housing 

554 
 

6: Do you have any comments to make on the employment strategy? 

ID  

554 
 

7: Do you have any comments to make on retail centres and development policies? 

ID Welcome more retail as maestrg is becoming a ghost town 

554 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID We need more renewable energy 

554 
 

9: Do you have any comments to make on the natural and built environment policies? 
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ID I agree that things should be looked after 

554 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID There are several issues at maesteg washery area already so more housing will make 
matters worse there 554 

 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

554 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

554 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

554 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Would like to be kept informed with developments 

554 
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LDP Rep: 610 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID Yes unless you’re planning to provide an extra GP surgery and employ more nurses 
and GP’s then the community will suffer 610 

 

2: Do you have any comments to make on the growth strategy? 

ID Yes unless you’re planning to provide an extra GP surgery and employ more nurses 
and GP’s then the community will suffer 610 

 

3: Do you have any comments to make on the spatial strategy? 

ID  

610 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID Yes unless you’re planning to provide an extra GP surgery and employ more nurses 
and GP’s then the community will suffer 610 

 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID Yes unless you’re planning to provide an extra GP surgery and employ more nurses 
and GP’s then the community will suffer 610 

 

6: Do you have any comments to make on the employment strategy? 

ID  

610 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

610 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

610 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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610 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

610 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID Yes unless you’re planning to provide an extra GP surgery and employ more nurses 
and GP’s then the community will suffer 610 

 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

610 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

610 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID I think I’ve made my point 

610 
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LDP Rep: 614 

Representor Name:  

Organisation (if applicable): N/A 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID No 

614 
 

2: Do you have any comments to make on the growth strategy? 

ID No 

614 
 

3: Do you have any comments to make on the spatial strategy? 

ID No 

614 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID No 

614 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID No 

614 
 

6: Do you have any comments to make on the employment strategy? 

ID No 

614 
 

7: Do you have any comments to make on retail centres and development policies? 

ID No 

614 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID No 

614 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID No 
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614 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID No 

614 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID no 

614 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID no 

614 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID Yes. The plan for development on land west of Bridgend between Bryntiruon and 
Laleston is completely inappropriate and will result in the historic village of Laleston 

just becoming part of Bridgend's urban sprawl. The development plans claim to 
include a minute 'buffer zone' but the development map shows that Laleston will be 
linked to Bryntirion which in turn is linked to Bridgend. There will be no green space 
and the village will become subsumed as a suburb of the town itself. The proposed 

developemnt area is also totally inappropriate in terms of increased traffic, the lane to 
the west of the proposed development site where my house is situated is already 

used as a rat run and this will only get worse. Also this site is miles away from any M4 
junctions so will cause further traffic jams in the town itself and on the A48. The traffic 
lights at Broadlands are already a bottle neck with jams every day during rush hour. 

Also the proposal for a school on the site is baffling as the local comprehensive 
schoools are already over subscribed. Basically any development of large housing 
estates of this kind need to be on sites adjacent to the M4 or with routes to the M4 
which will not add to the traffic chaos in the town centre/Broadlands/Laleston. They 
also need to be sensitive to existing historic villages which need to remain distinctly 
seperate entities from the town of Bridgend or risk losing their entire character and 

becoming suburbs of the town itself. 

614 

 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID I hereby object to the above proposal and ask for this site to be deleted from the final 
LDP, on the following grounds.  • Further housing is not necessary at this location. An 
evidence-based case has not been made. The West of Bridgend area has been the 

site of some 3000 new houses in recent years. This is already a disproportionate 
amount. It would be bad planning to add a further 850 houses to this area. To make 
this delicate site profitable, even so-called “affordable” housing would be beyond the 

means of most young persons.  • Infrastructure is not in place to support further 
development. The local comprehensive school, for example, has not yet caught up 
with the housebuilding of the previous decade. The viability of further expansion of 
Bryntirion Comprehensive School is very doubtful due to road access constraints. 

614 
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Section 106 contributions from a developer would therefore be futile for this purpose. 
Sending children from the proposed site to other comprehensive schools would 

violate the local place making principles stated in the draft LDP. Other aspects of 
infrastructure including sewerage, drainage, NHS services, etc. have not been 

anywhere nearly adequately addressed.  • Further along the A473, air quality testing 
in Park Street reveals it to be one of the most polluted locations in the county. 
Generating more traffic to use the A473 violates the sustainable development 

principles contained in the draft LDP.  • Further road traffic would also put further 
strain on the A473 junctions with  Elm Crescent and Heol y Nant, the traffic lights at 

Bryngolau, and the A48 Broadlands roundabout, which is already strained for 
capacity. This development would inevitably lead to further traffic driving through the 

village of Laleston to access the A48 and thereby the M4.   • The site has an 
inherently rural aspect, it forms a green wedge bordering a ward that is officially rural, 
and a ward that is officially urban. The overall effect would be the urbanisation of the 
entire district. Urbanisation would violate the council’s objective of maintaining and 

enhancing the natural resources and biodiversity of the county borough.  • This green 
wedge is the location of the Laleston Stones Trail, and the Bridgend Circular Walk, 

and is a field, woodland and hedgerow system with an historical heritage. Llangewydd 
Road and its surrounding lane network have been identified by historians as a pre-

historic ridgeway, a medieval pilgrims’ way, Ffordd y Gyfraith (“The Way of the Law”), 
and a drovers’ road.  There is a strong possibility of Roman and Celtic archaeology on 

site.  • The proposed site is criss-crossed by public rights of way which have been 
conscientiously maintained by the Community Council and which are highly valued by 
local people and visitors. Urbanising them would create a miserable aspect, which the 
developer’s proposals for “corridors” would not mitigate. Developers would leave the 
site transferring corridor maintenance costs onto the community.  • No evidence has 
been produced to show that the commercial benefits of building at this location would 
more than outweigh the loss of positive social value of the site in its current condition. 
Overall, there would be a severe loss of visual, social and public amenity.   • The loss 
of the rich and diverse flora and fauna of the woodland,  fields and hedgerows is not 

justified by any commercial benefit from this development, particularly when there are 
brownfield sites more suitable for such developments all over the borough. This is a 

greenfield site which is a barrier between Laleston and Bridgend, it should not be built 
over when there are numerous suitable brownfield sites across the county borough • 
This urbanisation would create an undesirable precedent for further urbanisation to 
south, north and west. It would move the built-up area’s  boundary, making further 

greenfield development difficult to resist. This would cause further coalescence, with 
Broadlands to the south, Penyfai to the north, and towards Pyle in the west.                                                                     

• Any large scale housing developments need to be within easy access of the M4. 
The only links from this site to the M4 are through Laleston, Bridgend or Broadlands, 
all of which are already over congested with traffic. The logical places for large scale 

housing developments in the borough would be near the motorway junctions at 
Pencoed, Sarn and Pyle, not on a green field site which is the only natural barrier 

between the historic village of Laleston and Bridgend’s urban sprawl.  Building on this 
site would coalesce the community boundaries of Bryntirion and Laleston, contrary to 
good planning principles.   • The lane to the west of the site alongside the circus field 

is already used as a ‘rat run’ by drivers and is already dangerous for walkers and 
cyclists for this reason. This development would only exacerbate this problem.   • In a 

nutshell, this proposal puts the wrong type of development with the wrong type of 
houses in the wrong location when there are far more suitable locations for 
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development all over the borough, primarily adjoining M4 junctions. A case is not 
made and the proposal should be set aside and not progressed in the LDP. 
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LDP Rep: 846 

Representor Name:  

Organisation (if applicable): Brewery Field Ltd 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID no 

846 
 

2: Do you have any comments to make on the growth strategy? 

ID no 

846 
 

3: Do you have any comments to make on the spatial strategy? 

ID no 

846 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID no 

846 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID Yes SP9 should have an addition para(10) Outdoor Recreation Facilities , including 
facilities not currently used as the owners are keeping them unused  Within 5.3.67 the 

definition of Playing Pitches should be extended to read ".... pavilions, clubhouses 
and(where appropriate for the level of sport played) stands , spectator areas , lighting 

, training facilities etc " 

846 

 

6: Do you have any comments to make on the employment strategy? 

ID no 

846 
 

7: Do you have any comments to make on retail centres and development policies? 

ID no 

846 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID no 

846 
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9: Do you have any comments to make on the natural and built environment policies? 

ID no 

846 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID no 

846 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID no 

846 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID no 

846 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID no 

846 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID no 

846 
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LDP Rep: 707 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID Yes. To the 'average Joe' the jargon used to describe the 'Key Issues, drivers, vision 
and objectives, are about as complicated and meaningless as they could have been 

made - providing very limited or no clarity to the General Public.  Information provided 
by Dr Jamie Wallis MP provides much clearer and simplified descriptions of what is 

planned - especially for Porthcawl.  Based on what Dr. Wallis writes - 1115 new 
houses, a school, a supermarket, other shops and 'leisure' opportunities - it appears 
that Porthcawl's position as a premium seaside tourist attraction is coming to a nasty 
end. One can easily surmise that all of this construction will cover every open space 

that presently exists in Porthcawl. Presuming that there's every chance that 1115 new 
homes may house - at a minimum - 2xcar families it means 2000+ parking spaces will 
be needed.  Inevitably this will lead to Porthcawl seafront becoming a rabbit warren of 
an housing estate with all parking facilities for tourists/day trippers being eliminated. 

Naturally, the residents of the new properties will expect to park their vehicles near to 
their homes and BCBC will no doubt provide them with 'Resident only' parking. Any 

tourists will be forced to look for parking in other side streets and that will lead to more 
'resident only' parking areas. During any day with reasonable weather tourists flock to 

the town, often leading to a queue of cars going back out toward the M4. With all 
parking areas given over to 'residents only' the tourists will go elsewhere. Aberavon 

could get a boom off this plan. Reading the SOBJ's one could be forgiven for 
wondering how 'high quality sustainable places' is achieved by jamming people in to a 

rabbit warren. there'll be no room left for 'activities'. The new Health Centre will be 
swamped with another 2000 to 4000 patients to deal with (allowing for children) - the 

extra strain on the Health Centre could be considerable. 
PRODUCTIVE/PRODUCTION - shouldn't that be taking place on an industrial estate 

rather than on a tourist seafront?  'To protect and enhance distinctive and natural 
places' - these plans to bury the seafront under housing, a school and shops will do 

nothing to enhance Porthcawl's distinctive and natural tourist appeal. It comes across 
heavily that there are those with a vested interest that want to sacrifice Porthcawl's 

appeal as a tourist resort in to order to create a satellite housing centre for those who 
want to move out of Cardiff. Let's be practical here - a supermarket, a school and 

shops are NOT a tourist attraction. Porthcawl - at present- has a particular seaside 
charm with that rare advantage of having a large open space right on the front for 

visitors to park their cars and easily access all areas of the town.  The plans as 
understood at present will destroy tourism. What tourist/day tripper would want to 
wait, sitting in their cars, in a queue, on the edge of town - hoping that a parking 

space on the front might become available in the next few hours so they could spend 
an hour on the sand/rocks? Naturally, when the tourists are killed off it could well 

mean the end of the long established fun fair - what joy the developers will have when 
the fun fair closes - more land to build more houses. It's not rocket science to see 

how, and why, these plans are proposed and pushed relentlessly. 

707 
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2: Do you have any comments to make on the growth strategy? 

ID When it comes to homes and jobs the 'balance' has been off centre for a very long 
time. Fancy acronyms do not guarantee that jobs will automatically be created.  One 
only has to look at how manufacturing jobs have disappeared over the years in South 

Wales with major employers shutting down their operations and moving them 
elsewhere - either to other UK locations where business rates may be lower and/or 
subsidised or else moved overseas. How often have prospective employers been 

given gov't. grants to supposedly start a business only for that 'business' to soon go in 
to administration with the grant nowhere to be seen. This strategy is well and good - in 

a perfect world - but practically - there is very little to prove that employers want to 
come to this area. They all seem to want to leave. Putting up hundreds of homes that 
prospective buyers may not be able to maintain payments on is like a case of putting 

the cart before the horse. Shouldn't the jobs be secured first before committing to 
burying your open spaces? 

707 

 

3: Do you have any comments to make on the spatial strategy? 

ID The Spatial strategy is all very well when talking about regeneration but the reality of 
the times is that very few businesses want to develop themselves in the 'back end of 
beyond'. Stating that the strategy is to ensure new development can come forward is 
easy but DOING it is something else.  I am no businessman and wouldn't know where 
to start but having offices full of people creating these STATEMENTS OF DREAMS 
but having no more idea than I have in how to achieve them does come across as 

looking a bit silly. Businesses want to be in or around large towns and cities with easy 
access to main roads/railways. The valley areas communities were built on coal and 

little else - but coal is dead! Those people who are creating these ideas don't seem to 
understand the the general populace don't need to be told what is needed and where 
- they already know. What they need is an official body to ACT on getting industry in 
to the area and let them know if they've achieved anything - not just write about it.. At 
present, it seems like the only thing that the 'responsible authority' can come up with 

is 'build more houses' in the hope that jobs and business will follow. That's a pipe 
dream.  As far as Porthcawl is concerned - destroying its attraction as a tourist resort 

is NOT regeneration. The shopping area is usually very busy on most days and 
extremely busy when the weather is moderate to fine (unlike Bridgend where the town 

centre is DEAD).  BCBC should be concentrating its efforts on sorting out Bridgend 
not ruining what is a very successful and classic seaside resort. Experiments with 

pedestrianisation and changing road systems around Bridgend has made it a ghost 
town which looks dilapidated and dirty (Swansea City has done the same)... not 

pleasant to visit - now the gem that is Porthcawl will go the same way. BCBC should 
heed the American terminology - if it ain't broke don't fix it! 

707 

 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID It's back to the same thing. A claim that 'high quality well thought out and good design 
will create sustainable places to live, work and socialise'. What then happened in 

Bridgend? The money spent on pedestrianisation and sorting out the traffic movement 
created a dead town which is eerie to walk through during the day and scary in the 
night. Was it good design that created that?  It wasn't BCBC's fault that Ford pulled 
out of Bridgend but what has come in to replace it? Nothing. Are all these housing 
projects going to attract a highly qualified and skilled workforce who will sit in their 

707 

1170



new houses patiently waiting for a reputable company to come and set up shop in the 
area and give them a job (providing they get massive grants of course)?  Industry 

doesn't work like that. People's health and well being will not be improved by having a 
mortgage on their new house and no job. I speak from experience - I went abroad to 

work - for decades - to improve my well being! For decades past people moved to 
where the work is located rather than work moving to where the people are located. 

The Welsh gov't have, for years, harped on about a joined up public transport system 
for South Wales and alternative motorway routes around Newport. Consultations, 

pretty coloured route diagrams, written statements galore, tens of millions of pounds 
handed out - result - Nothing!  I wouldn't pretend it's easy to cure all the problems, it's 
not, but this constant claim that slapping up buildings and housing everywhere when 
there are no serious jobs available within the area does nothing for my well being - it 

just creates slum towns. 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID There is a constant theme within these pages that more housing attracts jobs to an 
area. I've not seen that happen. A 'mix of complimentary uses', a 'Broad notion', 

'Investment in infrastructure, facilities and additional benefits' there's lots of 
description but there's 'no meat on the bones' More housing will act as a key driver of 

economic growth - surely, it should be MORE JOBS will be the driver for economic 
growth. There's plenty of evidence showing new housing coming to the area but never 

of JOBS coming to area - and I mean family sustaining level of jobs - not burger 
flipping min. wage jobs. All of this page is virtually stating what one HOPES will be 

obvious with no substance on how it's actually going to be implemented. 
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6: Do you have any comments to make on the employment strategy? 

ID This page presents a picture of what could only be called Utopia. The second and 
fourth paragraphs - An impression is being given here that there is, or will be, a 
'plethora' (an over supply) of 'employment generating developments' already in 

existence but will not be utilised until BCBC chooses to do so thereby preventing 
existing unemployed people from having a job.  Am I to understand that there're long 
lines of businesses just waiting to start up but they can't because the houses for their 
prospective employee's have not yet been built? Really?  I imagine we wouldn't need 
job centres if these employers were allowed to set up NOW - possibly in an existing 

industrial estate where there seem to be numerous unoccupied premises. As I 
understand this page, authorities are blocking companies from providing work until 

that authority decides and directs where the employer will set up and then wait for the 
housing to be built!  This doesn't come across as correct. I somehow don't think that 
present or future employers will accept being TOLD where they will set up business - 

they'll probably choose to go somewhere else - which would be to their advantage 
rather than be told they have to set up in a place that doesn't suit them. If, on the 

other hand, it is intended to imply that housing will be built first - somewhere- and then 
a prospective employer will be TOLD they will locate at that place, even if they regard 

it as an unsuitable location, I believe that employment plans will probably backfire. 

707 

 

7: Do you have any comments to make on retail centres and development policies? 

ID 
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707 With the best will in the world, having seen the results of what the pandemic has done 
to retail shopping it would be difficult to predict any future for retail centres. However, 

in the fourth and fifth paragraphs it is mentioned that 'town centres' should 
accommodate 'health and well-being' centres/facilities. Have thoughts and plans 

changed 180'? That's exactly the opposite of what was done in Porthcawl!! So what 
happened there?  It is interesting to note that after it was claimed that a new health 
centre could not be built on 'Portway car park'  because the land was unavailable  a 

new health centre was compelled to be built in Newton. As soon as the building work 
started at Newton a chunk of money suddenly became available to acquire the lease 
in and around Salt Lake. The Portway centre was closed down and health facilities 
moved AWAY from the town centre. Now they need to be CLOSE to a town centre.  

Can no-one make up their mind? A health centre near to the town in Porthcawl, with a 
sizeable car park to hand,  would have benefitted many an aged person and help to 
keep the town functioning. Instead we have the Newton health centre with many a 
bumped marker post and dinged car within the confines of the very tight parking. 

 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID So far, this is the only subject that I can readily agree with as being practical. 

707 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID The general content of this subject appears to be sound but again - the clash between 
preserving scenic areas and building everywhere provides a contradiction.  

Development needs great thought. I do not know the Bridgend area too well even 
though I've lived in Porthcawl for over 30 years. Working overseas and coming home 
to be a full time carer has prevented me from exploring my surroundings. What I do 

know about is Porthcawl, which I rarely have the chance to wander away from, and in 
my conversations with locals and tourists at the seafront, when having a beverage, is 

that they all tend to agree that filling the parking area at Salt Lake with 
houses/shops/supermarket would be a very bad move for the town given its tourism 

appeal. The comments I've heard is that it would deter people from visiting if they 
could not rely on easy parking. Both the old and the young use the parking availability 

to enjoy the fair, the rocks, the beach, the water, the prom and the dining venues. 
Remove the parking, the visitors will go elsewhere. 

707 

 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID Don't know the area. 

707 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID With regard to Porthcawl - Building houses and shops on Salt Lake would remove the 
area that allows leisure and tourism to be a feature of the town. It provides space for 
people to prepare for water sports, to sort their buggies and wheelchairs out - safe 

from roadside parking. Those activities will be severely curtailed. Not only that - 

707 
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houses and supermarkets are not tourist attractions. There's a small supermarket in 
Porthcawl and another in Pyle, how many are really needed? 

 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID Don't know the area 

707 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID Don't know the area well enough to comment. 

707 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID I cannot agree that if homes are built then jobs will come to where the homes are, if it 
were that easy why wasn't all this done decades ago and unemployment reduced. 

Businesses are very cautious about where they locate and I cannot see them allowing 
themselves to be 'directed' to where they set up. Many famous top paying employers 
have chosen to up sticks and leave this area and all the carrots in the world would not 

change the situation. Very careful thought must be applied before committing to 
building projects and supporting facilities before carrying out far reaching 

investigation. Even the Welsh National gov't have found themselves caught out many 
times - particularly over the Newport road schemes which have cost millions in 

consultations and produced nothing. Even Swansea city council have spent vast 
sums of money digging up and re-laying roads to try and improve traffic flow, 

introducing 'bendy' buses etc, all for nothing. I'm reliably informed that driving through 
Swansea is still a hazardous experience - no better than it ever was, 

pedestrianisation, conflicting bus lanes, changing road routes and markings - all 
money for no gain. I'd agree that it's not easy by any means to create a perfect 

scenario, but it's already been proved that jumping in feet first without careful thought 
that considers all views can lead to costly mistakes. 
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LDP Rep: 717 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

717 
 

2: Do you have any comments to make on the growth strategy? 

ID  

717 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

717 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

717 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

717 
 

6: Do you have any comments to make on the employment strategy? 

ID  

717 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

717 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

717 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID 
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717 There is not enough detail of the green space that will be set aside in each 
development 

 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

717 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

717 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

717 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID Agree with development overall. Concerned about the number of houses already built 
and continuing to be built and that the transport strategy will not support this. Very 
supportive of more community leisure facilities and protecting Bridgend technology 

park.   Concerned over the proposal to dual the a48. I live on Ewenny roundabout and 
already the traffic is loud. Improving heronston and new inn road is good but would 

destroy natural habitats and wildlife 

717 

 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID I didn't receive any notification of this formally, only found out via a leaflet through the 
door from Merthyr Mawr council. The displayed planning signs around island farm 

only mentioned tennis courts! 
717 
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LDP Rep: 720 

Representor Name:  

Organisation (if applicable): c/o John Matthews Planning & Development Consultant, 

 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID Agree 

720 
 

2: Do you have any comments to make on the growth strategy? 

ID Agree 

720 
 

3: Do you have any comments to make on the spatial strategy? 

ID Agree 

720 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID Agree 

720 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID Agree 

720 
 

6: Do you have any comments to make on the employment strategy? 

ID Agree 

720 
 

7: Do you have any comments to make on retail centres and development policies? 

ID Agree 

720 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID Agree 

720 
 

9: Do you have any comments to make on the natural and built environment policies? 
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ID Agree 

720 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID No 

720 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID Agree 

720 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID No 

720 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID No 

720 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Re SF1: Settlement Hierarchy & Urban Management   Please note that the aerial 
images and photographs referred to in the below statement will be separately 
submitted by email to ldp@bridgend.gov.uk along with a further copy of this 

statement.  Whilst acknowledging that Cefn Cribwr is appropriately classified as a 
Local Settlement, it is considered that the settlement boundary should be amended to 

include an additional area of land as indicated on the following Google Earth aerial 
image showing the proposed settlement boundary, the existing settlement boundary, 

and the disused reservoir site.  The additional area currently possesses a semi-
urbanised brownfield appearance as it is directly accessed from Cefn Road and 
accommodates a large rough hard surfaced access and yard area along with a 

number of long-standing lawful building structures and a well-maintained large garden 
area.  The building structures include a substantial machinery store (granted planning 

permission along with stables under ref. P/09/320/FUL) and a wooden ‘summer 
house’ which was erected well over 10 years ago.  These are served by existing utility 

and drainage facilities and are indicated on the following 2009 Google Earth aerial 
image and photographs.  It is my client’s wish to retire to the wooden summer house 

which will be upgraded, preferably but not essentially with the addition of a small 
extension.  Alternatively, my client will also be prepared to combine the area with the 

adjoining disused covered reservoir site which was previously granted outline 
planning permission for residential development on 9th June 2017 under ref. 

P/25/244/OUT.  It is understood the permission is no longer extant and that there are 
issues affecting the development’s viability, in which event the incorporation of my 
client’s land could help to bring the development forward.  In this respect it is noted 
that the disused reservoir site is included within the proposed settlement boundary 
and presumably reflects the Council’s continued desire for the development to be 
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realised.  Finally, my client and I will be very pleased to meet you on site, subject of 
course to strict adherence to any continuing relevant Covid restrictions, to assist your 

consideration of the proposed settlement boundary amendment. 
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Photo 2 
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Photo 3 
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LDP Rep: 722 

Representor Name:  

Organisation (if applicable): c/o John Matthews Planning & Development Consultant, 

 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID Agree 

722 
 

2: Do you have any comments to make on the growth strategy? 

ID Agree 

722 
 

3: Do you have any comments to make on the spatial strategy? 

ID Agree 

722 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID Agree 

722 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID Agree 

722 
 

6: Do you have any comments to make on the employment strategy? 

ID Agree 

722 
 

7: Do you have any comments to make on retail centres and development policies? 

ID Agree 

722 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID Agree 

722 
 

9: Do you have any comments to make on the natural and built environment policies? 
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ID Agree 

722 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID No 

722 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID Agree 

722 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID No 

722 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID No 

722 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Re SF1: Settlement Hierarchy & Urban Management   Please note that the plan and 
aerial images referred to in the below statement will be separately submitted by email 
to ldp@bridgend.gov.uk along with a further copy of this statement.  My client resides 
at Dan-y-Bryn and with his sister holds joint freehold ownership of the land outlined in 

red on the following plan.  Whilst acknowledging that Cefn Cribwr is appropriately 
classified as a Local Settlement, it is considered that the settlement boundary should 

be amended to include an additional area of land as indicated on the following Google 
Earth aerial image showing the proposed settlement boundary and the existing 

settlement boundary.  The additional area currently possesses a semi-urbanised 
brownfield appearance as it is directly accessed from Bankers Hill and comprises the 

existing residential property known as Dan-y-Bryn along with its associated land 
which has been in longstanding use for storage purposes and accommodates two 

timber building structures.  This longstanding use is verified by the following copies of 
the 2008 and 2015 Google Earth timeline aerial images and my client confirms that 
the storage has included various vehicles including his camper van and trailer along 
with numerous vehicles associated with his brother-in-law’s logging business.  Many 
of the latter have been bought second hand and are stored on site when not in use.  

In addition, they remain stored on site for spare parts when they are no longer usable.  
Other storage items include stone and timber and the two timber building structures 

have been used as a workshop and for the storage of hay.  The proposed inclusion of 
the land within the Cefn Cribwr settlement boundary will provide a beneficial 

opportunity to clear the site of its stored items and timber building structures and 
construct a high-quality small scale residential development.  My client and I will be 

very pleased to meet you on site, subject of course to strict adherence to any 
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continuing relevant Covid restrictions, to assist your consideration of the proposed 
settlement boundary amendment. 
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LDP Rep: 271 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

271 
 

2: Do you have any comments to make on the growth strategy? 

ID  

271 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

271 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

271 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

271 
 

6: Do you have any comments to make on the employment strategy? 

ID  

271 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

271 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

271 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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271 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

271 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

271 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

271 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

271 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID CONSULTATION MAP AND STRATEGY DOCUMENT,  TO CONFIRM THIS IS THE 
START AND THE FIRST LETTER OF MY CONSULTATION I AM WRITING IN 

REGARD TO THE BRIDGEND LOCAL DEVELOPMENT PLAN ,I MERYL 
CATHERINE WILKINS AM A CONSULTEE FOR THE BRIDGEND LOCAL 

DEVELOPMENT PLAN , I WILL BE SENDING MORE OF MY CONSULTATION 
DETAILED LETTERS TO THE PLANNING DEPARTMENT OF THE BRIDGEND 
COUNTY BOROUGH COUNCILIN THE NEXT WEEKS, I DO NOT AGREE AND 

OBJECT TO THE DEPOSIT DRAFT BRIDGEND COUNTY BOROUGH COUNCIL 
PLANNING DEPARTMENT REPLACEMENT LOCAL DEVELOPMENT PLAN, I 

HAVE TRIED TO STUDY AND I AM APPALLED IN THE WAY THE L D P MAP AND 
STRATEGEY HAS BEEN PRESENTED FOR PUBLIC INSPECTION AND 

CONSULTATION,PLEASE DON'T BLAME COVID 19,  TO BE ABLE TO PUT FOR 
PUBLIC INSPECTION AND CONSULTATION L D P BRIDGEND REPLACMENT 

LOCAL DEVELOPMENT PLAN -DEPOSIT DRAFT STATUTORY PUBLIC 
CONSULTION: 1ST OF JUNE 2021 TO 27TH JULY 2021 THE BRIDGEND-COUNTY 

BOROUGH COUNCIL HAS TO SHOW TO BE OPEN AND TRANSPARENT WITH 
THE MAP AND STRATEGY PLANNING OF THE BRIDGEND COUNTY BOROUGH, 

HOW CAN ANY MEMBER OF THE PUBLIC BE CONSULTED WHEN 
SETTLEMENTS AND PLACE NAMES ARE ILLEGIBLE AND NONEXISTENT ON 

THE LDP CONSULTATION MAP AND STRAGEY PROVIDED BY THE PLANNING 
DEPATMENT OF THE BRIDGEND COUNTY BOROUGH COUNCIL  THE LDP 

PUBLIC CONSULTATION MAP IS CONFUSING TO READ AND DOES NOT SHOW 
SETTLEMENTS AND EXISTING BOUNDARIES OF EACH PARCEL OF LAND, 

NAMES OF THE'BRIDGEND COUNTY BOROUGH LARGE AND SMALL 
SETTLEMENTS ARE NONEXISTENT AND CANNOT BE FOUND WITH THE 

NAKED EYE, FOR TRUE CONSULTION TO HAPPEN THE BOOKS OF MAPS AND 
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STRATEGY PROPOSAL MUST BE SHOWN BY THE BRIDGEND COUNTY 
BOROUGH COUNCIL TO BE TRANSPARANT AND OPEN WITH THE GENERAL 

PUBLIC,THIS IS NOT SHOWN TO BE HAPPENING,I CANNOT AGREE AND I 
OBJECT TO THE WAY THE BRIDGEND COUNTY BOROUGH COUNCIL HAS 

CARRIED OUT THE PUBLIC CONSULTATION PROCESS L D P, THE BRIDGEND 
REPLACEMENT LOCAL DEVELOPMENT IS FUNDERMENTALLY FLAWED  

SETTLEMENT BOUNDARIES ARE NOT CORRECT ON THE L D P MAP, FOR ANY 
TRUE CONSULTATION PROCESS TO PROCEED FOR PUBLIC CONSULTATION, 

THE BOUNDARYS OF LAND MUST BE CLEARLY DEFINED, THIS IS NOT THE 
CASE WITH THE LOCAL DEVELOPMENT MAP AND STRATEGY THIS IS 

CAUSING CONFUSION FOR EVERYONE, THE CONSULTATION PROCESS IS 
FUNDAMENTALLY FLAWED  THE MAP PAGES OF THE LARGE AND SMALL 
SCALE COMMUNITYS IN THE BRIDGEND COUNTY BOROUGH JUMP FROM 

ONE COMMUNITY TO ANOTHER AND DO NOT RUN IN SEQUENCE, 
PORTHCAWL JUMPS TO BRIDGEND THIS ONLY CAUSES CONFUSION FOR 
THE PUBLIC WHEN READING THE MAP, THE PORTHCAWL PAGES SHOULD 

RUN IN SEQUENCE AND ALSO THE BRIDGEND,MAESTEG,   AND OTHER MAP 
PAGES OF COMMUNITIES IN THE BRIDGEND COUNTY BOROUGH DO NOT 
COMPLY THEY ARE MISLEADING THE PUBLIC CONSULTATION PROCESS,  

THE COLOURS OF THE LAND IN THE L D P MAP DO NOT REFLECT THE 
COLOURS IN THE L D P STRATEGY DOCUMENT THIS IS ALSO 

FUNDAMENTALLY FLAWED, (WHITE LAND BETWEEN PENYFAI AND CEFN 
GLAS ) WHITE LAND ON THE DEPOSIT CONSULTATION MAP AND STRATEGY 

DOCUMENT DOES NOT SHOW THE TRUE STATUS AND THE POLICIES 
AFFECTING THIS WHTE LAND,THIS IS MISLEADING FOR CONSULTEES AND 

THE GENERAL PUBLIC, WHITE LAND HAS NO PROTECTION FROM 
DEVELOPERS AND THE DEVELOPMENT OF LARGE SCALE SPRAWLING 

HOUSING DEVELOPMENTS IN THE OPEN COUNTYSIDE IN THE BRIDGEND 
COUNTY BOROUGH, THE RESULT WILL BE THE COALESCENCE OF THE 

COMMUNITYS OF CEFN GLAS AND PENYFAI, I DO NOT AGREE AND OBJECT 
TO THIS HAPPENING TO THE GREEN BUFFER ZONE FARM LAND BETWEEN 
PENYFAI AND CEFN GLAS WHICH IS NOW TO BE SEEN AS WHITE LAND IN 

THE DRAFT BRIDGEND LOCAL DEVELOPMENT PLAN,  THE FIELD KNOWN AS 
THE PHESANT FIELD PENYFAI IS SHOWN AS WHITE LAND AND IS UNDER THE 
THREAT OF DEVELOPMENT BY THE BRIDGEND COUNTY BOROUGH COUNCIL, 

THE FIELD IS USED FOR FOOTBALL AND RECREATION BY THE PENYFAI 
RESIDENTS, PUBLIC RECREATION POLICEY, THE FIELD MUST BE GIVEN 

GREEN LAND STATUS ENABLING MORE PROTECTION FROM DEVELOPMENT 
BEFORE ANY TRANSFER OF A LEESE FOR THE FIELD CAN GO AHEAD WITH 

THE NEWCASTLE HIGHER COMMUNITY COUNCIL, (PENYFAI COMMON LAND), 
PENYFAI COMMON IS A GREEN BUFFER ZONE BETWEEN THE COMMUNITYS 
OF PENYFAI AND ABERKENFIG AND IS SHOW ON THE L D P MAP PROVIDED 

THAT THE PENYFAI COMMON LAND IS UNDER THREAT OF BEING 
DEVELOPED, I OBJECT AND DO NOT AGREE WITH THE PENYFAI COMMON 

LAND BECOMING WHITE LAND IN THE PROPOSED BRIDGEND LOCAL 
DEVELOPMENT PLAN THE L D P MAP PAGES 20/ 21 LAND SOUTH OF HEOL 
TYNYGARN IS PENYFAI COMMON LAND AND IS SHOWN AS WHITE LAND, 

COMMONERS INCLUDING MYSELF HAVE COMMON RIGHTS, I OWN MY 
COMMENERS RIGHTS AND I DO NOT AGREE AND I AM OBJECTING TO THE 
PENYFAI COMMON LAND BEING CHANGED FROM GREEN LAND TO WHITE 
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LAND AND ALSO TO ANY CHANGE OF USE FOR THE PENYFAI COMMON LAND 
IN THE DRAFT LOCAL DEVELOPMENT MAP AND POLICIES PENYFAI COMMON 

IS THE WHOLE OF THE LAND NORTH AND SOUTH OF THE M4 MOTORWAY 
AND HEOL TYNYGARN, PENYFAI COMMON LAND IS NOT IN THE OWNERSHIP 
OF THE BRIDGEND COUNTY BOROUGH COUNCIL, DOCUMENTS FROM THE 

LAND REGISTRY ARE NOT CORRECT, THE LAND MARKED IN RED IS ONLY AN 
EASEMENT MADE WITH THE GLAMORGAN COUNTY COUNCIL, AND NOT WITH 
THE BRIDGEND COUNTY BOROUGH COUNCIL,THERE IS NO OWNERSHIP OF 

ANY PENYFAI COMMON LAND BY THE BRIDGEND COUNTY BOROUGH 
COUNCIL BOUNDARIES OF THE PENYFAI COMMON LAND ARE NOT SHOWN 
CORRECTLY ON THE LOCAL DEVELOPMENT MAP, PENYFAI COMMON LAND 

AT HEOL TYNYGARN PENYFAI IS SHOWN AS WHITE LAND,AND THE 
RECREATION FIELD ON THE PENYFAI COMMON LAND IS ALSO SHOWN AS 

WHITE LAND,ON THE PROPOSED BRIDGEND LOCAL DEVELOPMENT MAP AND 
STATEGY, I DO NOT AGREE WITH THE PENYFAI COMMON LAND BECOMING 

WHITE LAND AND I AM OBJECTING TO THE PENYFAI COMMON LAND 
PENYFAI, HEOL TYNYGARN PENYFAI AND THE RECREATION FIELD PENYFAI 

ON PENYFAI COMMON LAND BEING CHANGED FROM GREEN/YELLOW SATUS 
TO WHITE LAND STATUS,THE PENYFAI COMMON LAND IS UNDER THREAT 
NOW AND HAS NO PROTECTION BEING            WHITE LAND,THE PENYFAI 

COMMON LAND MUST BE PROTECTED FROM DEVELOPERS NOW AND IN THE    
FUTURE, THE BONDARIES OF THE PENYFAI COMMON LAND ARE NOT SHOWN 

CORRECTLY ON THE DRAFT BRIDGEND LOCAL DEVELOPMENT MAP FOR 
PUBLIC CONSULTATION, I DO NOT AGREE AND OBJECT TO ANY PENYFAI 

COMMON BOUNDARY CHANGES SHOWN ON THE BRIDGEND LDP PROPOSED 
MAP, PENYLAN FARM ABERKENFIG DOES NOT OWN ANY PENYFAI COMMON 

LAND, THE L D P MAP HAS FAILED TO SHOW THE BOUNDARY BETWEEN 
PENYFAI COMMON AND PENYLAN FARM LAND CORRECTLY, BY DOING THIS 

THE BRIDGEND LOCAL DEVELOPMENT PLAN MAP IS FUNDERMENTALLY 
FLAWED WOOD LAND TYPES PAGE 200 PROTECTING OUR TREES, POINT 
5.5.61 READS PLANNING PERMISSION WILL NORMALLY BE GRANTED, I DO 

NOT AGREE WITH THE WORDS NORMALLY BE GRANTED BEING USED IN THIS 
PARAGRAGH AS THERE IS NO PROTECTION FROM DEVELOPMENT, COED 

WERN LYS PENYFAI IS SHOWN WHITE ON THE L D P MAP WHICH HAS BEEN 
CHANGED FROM THE ORIGINAL GREEN STATUS, I DO NOT AGREE AND I AM 
OBJECTING TO THE STATUS OF THE COED WERE LYS WOODLAND BEING 

CHANGED FROM GREEN LAND TO WHITE LAND FOR DEVELOPMENT DPN 8: 
GREEN INFRASTRUCTURE PAGE 201 COED WERN LYS WOODLAND IS A 
PENYFAI PROTECTED WOODLAND ,THIS IS A BROAD LEAF WOODLAND 

,POLICY BY THE WESH GOVERNMENT SAY MORE BROAD LEAF WOODLAND 
MUST BE PLANTED BECAUSE OF THE CLIMATE CHANGE, PUBLIC ENQUIREY I 

ATTENDED STATED THE COED WERN LYS WOODLAND PENYFAI IS 
PROTECTED BROAD LEAF TREE WOODLAND, THE POLICITY IS TO PROTECT 

BROAD LEAF WOODLAND FROM ANY DEVELPOMENT AND FOR HOUSING, 
PLANTING BROAD LEAF TREES COME UNDER CLIMATE CHANGE POLICIES, I 

AM OBJECTING AND DO NOT AGREE WITH THE PROPOSED BRIDGEND LOCAL 
DEVELOPMENT MAP THAT SHOWS, THE COED WERN LYS WOODLAND 

PENYFAI HAS BEEN CHANGED FROM GREEN LAND TO WHITE LAND FOR 
DEVELOPMENT COED Y HELA WOODLAND PENYFAI HAS BEEN SEPERATED 

INTO TWO WOODLANDS THE BOUNDARY LINE BETWEEN MR HOWARD 
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GRIFFITHS OF PANT FARM COURT COLMAN BOUNDARY IS NOT DEFINED AND 
SHOWN, NEITHER IS THE SCOUT HALL COURT COLMAN ROAD SHOWN ON 
THE L D P MAP PROVIDED,THIS IS NOT A TRUE PICTURE AND PLAN OF THE 
COED Y HELA WOODLAND PENYFAI IN THE DRAFT PROPOSED BRIDGEND 
LOCAL DEVELOPMENT MAP BOOK FOR PUBLIC CONSULTATION, I DO NOT 
AGREE WITH THE MAP AND I AM OBJECTING TO THE WAY THE BRIDGEND 

PLANNNG DEPARTMENT HAS SHOWN THE COED Y HELA WOODLAND 
PENYFAI ON THE PROPOSED BRIDGEND LOCAL DEVELOPMENT MAP ,THE L D 

P MAP IS FUNDERMENTALLY FLAWED LAND OFF HEOL EGLWYS NEXT TO 
PENYFAI SCHOOL FARM LAND REACHING FROM PENYFAI CHURCH IN WALES 

SCHOOL TO COURT COLMAN MANOR,INCLUDING TON GWYN FARM LAND 
COURT COLMAN AND BEYONED, IS SHOWN AS WHITE LAND,IN THE 

PROPOSED BRIDGEND LOCAL DEVELOPMENT MAP THIS IS FARMING OPEN 
COUNTRYSIDE AND IS OF SPECIAL HISTORIAL FARMING INTEREST TO 

PENYFAI,I DO NOT AGREE AND I AM OBJECTING TO ANY CHANGE OF USE OF 
THIS FARM LAND AND TO ANY PROPOSAL MADE BY A DEVELOPER TO 
DEVELOP THIS FARM LAND FOR HOUSING, THIS IS THE START OF MY 

CONSULTATION PROCESS, I WILL BE SENDING MORE OF MY BRIDGEND 
LOCAL DEVELOPMENT PLAN, PLANNING CONCERNS IN THE NEXT WEEKS, 
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LDP Rep: 779 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID I understand that the development around Sandy Bay and Salt Lake needs to have a 
mix of hospitality, retail, housing and leisure. After noticing a rather concerned 

reaction from the local residents to initial proposals, I wanted to suggest the following 
ideas:  - Providing a wide promenade across to Newton Point, providing plenty of 

space for a cycle path and al fresco dining. Ensuring buildings backing up against the 
beach are demolished. - Housing that fits in with Porthcawl as a whole and creates a 
good seaside setting. I'd suggest something resembling the white apartment complex 

overlooking Swansea Bay, next to the observatory as an inspiration. - The area on 
Mackworth Road and either side facing the bay, designed to encompass facilities for 
restaurants and shops. - The open space behind the dunes could facilitate a family 

friendly recreational spot, to include recreation such as an events lawn, pavilion, child 
friendly conservation museum and adventure area. Good examples of this can be 

found by looking at Coligny Beach Park or Low Country Celebration Park in the US.  
Without forgetting parking and the sustainability aspect, if something can be created 

which somewhat resembles the points detailed above, I think it would really invigorate 
the area and create a place both locals and tourists could enjoy. 

779 

 

2: Do you have any comments to make on the growth strategy? 

ID By creating an area with affordable apartments, indoor and outdoor leisure facilities, 
shop and restaurants that attract both old and young, an open events park/lawn used 

in a similar pay to Plymouth Park, Penarth, where young people are attracted to its 
use as a group workout, yoga or general meetup hub. I could only speculate that this 
would be an attractive proposition for high tech businesses, interested in setting up 

commercial premises in an around Bridgend, knowing there is a thriving population of 
a young professional community right on their doorstep. 

779 

 

3: Do you have any comments to make on the spatial strategy? 

ID I'd emphasis that any regeneration or growth areas should be designed to make sure 
that as many facilities such as education, leisure and retail, is available without having 
to travel to areas outside of their communities. I think this is especially important given 

the fact that working from home will be a long term requirement for many more 
people. It makes sense as a long term sustainable goal. 

779 

 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID Please see my previous comments 

779 
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5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID See my previous comments 

779 
 

6: Do you have any comments to make on the employment strategy? 

ID As previously mentioned, if Porthcawl can be designed to cater for the young 
professional, as well as providing services for tourist to enjoy, I think this would create 
an attractive proposition for Bridgend to draw businesses that want to invest in local 

people. 

779 

 

7: Do you have any comments to make on retail centres and development policies? 

ID Agreed and for Porthcawl I would ensure some retail facilities are available to people 
in the Sandy Bay/Salt Lake area, whilst providing access to retail in the town centre 

itself. i.e. extended cycle lane across the promenade and bike hiring facilities. 
779 

 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

779 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  

779 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

779 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

779 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

779 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

779 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 
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ID  

779 
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LDP Rep: 847 

Representor Name:  

Organisation (if applicable): Newton ( Porthcawl ) Estate  Company Ltd 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID YES 

847 
 

2: Do you have any comments to make on the growth strategy? 

ID NO 

847 
 

3: Do you have any comments to make on the spatial strategy? 

ID NO 

847 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID YES.  Under SP3 PLA 1 the  Sandy Bay Caravan Park is included . This site was sold 
by Newton (Porthcawl) Estate Company Limited to the former Porthcawl UDC for use 

as a holiday caravan park , and was run very successfully by that Council . For 
reasons not relevant here Ogwr Borough Council closed the site at short notice and 

placed the property on the market for sale . It was marketed for about 6 weeks , 
attracted a number of very substantial offers - hundreds of thousands of pounds -but ( 
for reasons not relevant here ) the highest offer was not accepted.  The site is a super 

location for a caravan park , close to the sea , close to Porthcawl(both other 
recreational facilities and to the town centre) ; it is in planning terms quite absurd to 
suggest that Sandy Bay Caravan Park be used for anything other than short term 

holiday use - as either a caravan park or more likely now  an upmarket  holiday chalet 
park  ( chalets  falls within the same planning use class as caravans ). The site for 
such use , as a vacant site , is unique within the borough- you can have houses 

anywhere, but not a holiday caravan/chalet park right alongside the beach .  You only 
have to look at the adjoining facility of Trecco Bay to see what can be done , the 

employment it generates and the trade it brings to other recreational and business 
outlets in Porthcawl to see the benefit . On the wider front we are now in a Covid 

world and an environmentally more aware world ; there will be far less foreign travel 
and far more reliance on UK holiday facilities . Further , in the narrow context of this 

draft plan it is absolutely correct  to have a policy of promoting tourism- policy ENT 8- 
and of protecting existing sites-ENT 18 , but absurd to suggest building houses on 

Sandy Bay Caravan Park. The loss of Sandy Bay Caravan Park will adversely effect 
the range and scale of such use in Porthcawl , there is a huge long term demand for 
such a facility , the site is absolutely suitable (and has been for many years ) for such 

use . Para 5.4.138 suggests tourism in Porthcawl is in decline - this is an absurd 
suggestion ; since Covid when  permitted to open it has been at the highest level of 

demand for years . All of the best economic forecasts suggest (for Covid and for 

847 
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environmental reasons) UK destination holidays are likely in the future to be at a far 
higher level than for the 30 years pre 2019. To allocate Sandy Bay Caravan Park for 

anything other than a caravan/chalet park is "living in the past" not the future . As 
above the site was marketed for 30 days but then but the Owner has kept it empty for 
30 years ; deliberately keeping a site empty  is not the  exception envisaged in TAN 

13 so 5.4.139 does not apply . Sandy Bay Caravan Park should not be even 
considered for housing , either in isolation or as part of a wider scheme ( which does 
not include any such provision)  as in doing so it would result in the  loss of such a 

prominent ideally located facility which cannot be replaced in the Borough . The site 
could  (and should) be put on the market for sale as a caravan /chalet park ; it could 
be sold easily for a 7 figure sum. The planning process should not be used to fund 

public benefit schemes by incorporating otherwise unacceptable proposals contrary to 
local and national policy , especially where the planning authority the land owner and 

the development promoter are substantially one and the same 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID no 

847 
 

6: Do you have any comments to make on the employment strategy? 

ID no 

847 
 

7: Do you have any comments to make on retail centres and development policies? 

ID no 

847 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID no 

847 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID no 

847 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID no 

847 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID As dealt with above 

847 
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12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID no 

847 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID no 

847 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID no 

847 
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LDP Rep: 805 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

805 
 

2: Do you have any comments to make on the growth strategy? 

ID Such a strategy is only appropriate if there genuinely are good job opportunities for an 
additional 500 people per year (considering that there are also retirements in any 

given year), which seems unlikely 
805 

 

3: Do you have any comments to make on the spatial strategy? 

ID The strategy of 'development on the periphery of sustainable urban areas' is not 
appropriate and if pursued to its logical conclusion would lead to never ending 

development of countryside, causing urban sprawl and downgrading the amenity of 
existing areas on the periphery.  In addition, the housing strategies proposed to be 
adopted do not appear sustainable in view of the lack of transport infrastructure, 

education capacity and retail/restaurant provision. 

805 

 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

805 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID In principle these are good policies but based on previous expansions in Bridgend 
and other towns it seems doubtful that much beyond additional housing will 

materialise.  In addition, the disruption caused to existing communities by construction 
of new housing developments and then their occupation will actually create more 

pollution, be less healthy and less socially cohesive.  In other words, nice idea but not 
likely to work in practice 

805 

 

6: Do you have any comments to make on the employment strategy? 

ID  

805 
 

7: Do you have any comments to make on retail centres and development policies? 

ID Retail remains an important part of a good town centre and there is a danger that this 
acceptance of the decline of retail and attempts to replace it with rather nebulous 

other services is serving to accelerate the decline of the traditional town centre still 
805 
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further.  The Council should reduce business rates and encourage aesthetic 
regeneration instead 

 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

805 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID These policies are excellent but do not appear to be being adhered to with the plan 
for housing developments to the South of the A48 near New Inn Bridge/Island Farm 805 

 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

805 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

805 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

805 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID The proposals for development in the New Inn Bridge and Island Farm areas south of 
the A48 are entirely inappropriate.  They will cause massive disruption to local 

residents during constructions and occupation phases in terms of noise, pollution, and 
traffic.  They will spoil good countryside and devalue the amenity and economic value 
of neighbouring areas such as Merthyr Mawr Road and Island Farm Close.  The A48 

already struggles to cope with traffic at times and there would appear to be little scope 
for road widening and filter lanes etc to enable easy and safe access to new 

developments - given the choke points of the river Ogwr historic bridge (which should 
not be disturbed) and the Ewenny Road roundabout (surrounded by houses on what 
is already a busy and difficult junction). I understand that there would be disruption to 
protected wildlife as well.  They will also to some extent threaten the important Island 
Farm POW camp site.  These developments do not appear to be necessary, amount 

to building houses for the sake of it and should not be allowed. 

805 

 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID  

805 
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LDP Rep: 967 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

967 
 

2: Do you have any comments to make on the growth strategy? 

ID  

967 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

967 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

967 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID Coity needs a safe route along heol spencer. There also needs to be consideration for 
reducing traffic through Coity such as closing off heol spencer at the junction of the 

mot station next to Parc Prison 
967 

 

6: Do you have any comments to make on the employment strategy? 

ID  

967 
 

7: Do you have any comments to make on retail centres and development policies? 

ID Free parking in bridgend town centre is a huge boost to trade and this should be 
continued where possible 967 

 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

967 
 

9: Do you have any comments to make on the natural and built environment policies? 
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ID  

967 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

967 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

967 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

967 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

967 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID  

967 
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LDP Rep: 996 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID SOBJ4 - how does building housing enhance natural spaces? 

996 
 

2: Do you have any comments to make on the growth strategy? 

ID Building housing on prime locations will not attract a younger population as they are 
unlikely to be able to afford such properties. 996 

 

3: Do you have any comments to make on the spatial strategy? 

ID No 

996 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID No 

996 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID Taking more natural space for building development will do nothing to promote an 
active, healthy community. Enhance the natural spaces to encourage people to 

explore. 
996 

 

6: Do you have any comments to make on the employment strategy? 

ID Taking already scarce parking will have a negative effect on local businesses in 
Porthcawl and provide minimal additional employment opportunities. 996 

 

7: Do you have any comments to make on retail centres and development policies? 

ID Taking parking from the town centre and tourist areas will mean it is less convenient 
to shop locally, driving people to out of town accessible shopping areas. 996 

 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID No 

996 
 

9: Do you have any comments to make on the natural and built environment policies? 
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ID Removing natural environment to provide additional housing is a contradiction of this 
policy. 996 

 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID No 

996 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID Where is the planned provision of additional town/beach parking for Porthcawl? Park 
and ride will not be conducive to a day a the beach, driving tourists to resorts in 

neighbouring areas. 
996 

 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID No 

996 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID No 

996 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Plans should include additional facilities for tourists. Visit neighbouring coastal resorts 
to see what is being offered. Porthcawl is a tourist town and needs to be able to 

compete. Making a park and ride facility while removing existing car parking, will not 
help the tourist and hospitality industries in Porthcawl. 

996 
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LDP Rep: 1038 

Representor Name:  

Organisation (if applicable): John Matthews Planning & Development Consultant on  

 behalf 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID no 

1038 
 

2: Do you have any comments to make on the growth strategy? 

ID no 

1038 
 

3: Do you have any comments to make on the spatial strategy? 

ID no 

1038 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID no 

1038 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID no 

1038 
 

6: Do you have any comments to make on the employment strategy? 

ID no 

1038 
 

7: Do you have any comments to make on retail centres and development policies? 

ID no 

1038 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID no 

1038 
 

9: Do you have any comments to make on the natural and built environment policies? 
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ID no 

1038 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID no 

1038 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID no 

1038 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID no 

1038 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID no 

1038 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Re SF1: Settlement Hierarchy & Urban Management Proposed Amendment To The 
Coity Settlement Boundary  Please note that the aerial image referred to in the below 
statement will be separately submitted by email to ldp@bridgend.gov.uk along with a 

further copy of this statement.  It is considered that the eastern extent of the Coity 
settlement boundary is too tightly drawn and unnecessarily excludes existing Coity 

residential properties.  It is therefore proposed that it should be amended and 
extended as indicated on the following Google Earth aerial image which shows the 

existing settlement boundary in red and the proposed settlement boundary in dashed 
red and blue.  The proposed extended settlement boundary also includes an existing 

small field that is used to accommodate my client’s horses and is therefore 
unconnected with the agricultural use of his agricultural buildings immediately to the 
east and/or the land he farms elsewhere.  In addition to the existing dwelling known 

as Slade, which my client owns and currently occupies with his 36 years old son, it is 
my client’s wish to provide the following:  a) A new separate dwelling for his daughter 

and her family; and,  b) A menage within the rest of the field paddock in order to 
facilitate his family’s full enjoyment of his horses.  Please note that the proposed 

separate new dwelling is required because of my client family’s exceptional personal 
circumstances.  In this respect, my client’s son unfortunately suffers from Angelman 

Syndrome (a rare debilitating neurological disorder), epilepsy and diabetes and 
requires 24 hours care.  This is currently provided by a combination of one qualified 

carer and my client because the care package does not fund a second qualified carer.  
As such, my client’s daughter wishes and needs to move home so that she can be 

very close by, and therefore far more readily available, to help her ageing father look 
after her brother generally, and especially during the times when 2 carers are needed 
to deal with certain situations such as his epileptic episodes.  At the same time, it is 

1038 

1215



entirely reasonable and understandable that my client’s daughter and her family wish 
to occupy their own separate dwelling.  Please also note that the new dwelling would 
share use of the existing dwelling’s access from the main road.  In this respect, the 

existing access is not suitable for the provision of a more intensive residential 
development, and the provision of a new separate access would have adverse 

hedgerow removal and highway safety consequences.  Alternatively, my client would 
be prepared to exclude the majority of the field, i.e. the horse paddock and menage / 
paddock area, from the revised settlement boundary and additionally reinforce this 

demarcation ‘on the ground’ by the provision of a new substantial hedgerow located 
between the proposed new dwelling / garden area and the paddock / menage.  

Finally, my client and I will be very pleased to meet you on site, subject of course to 
strict adherence to any continuing relevant Covid restrictions, to assist your 

consideration of the proposed settlement boundary amendment. 
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LDP Rep: 1072 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

1072 
 

2: Do you have any comments to make on the growth strategy? 

ID  

1072 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

1072 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

1072 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

1072 
 

6: Do you have any comments to make on the employment strategy? 

ID  

1072 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1072 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

1072 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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1072 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1072 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID Firstly I am astonished that as a resident who's boundaries are potentially directly 
involved in the LDP, Part of the proposal would mean a substantial increase to the 

traffic on Rhych Avenue and the lane behind New Road. These would put an 
intolerable strain on the junctions of Rhych Avenue and New Road and subsequently 

cause congestion, noise pollution and air pollution - none of which should be 
encouraged and promoted by our council as such work and development would 

naturally generate. The land to the rear of my property as far as the boundary wall to 
the former Sandy Bay Caravan park has been maintained and landscaped by myself 

and neighbour at 210 New Road to prevent the flooding caused when the council 
removed without consultation the trees on that land. When I called my county 

Councillor to attend a site meeting to show the ingress of water flooding onto my and 
the adjacent property from the removal of these large trees, his direct response was 

"The Council do not own the land between the lane and the boundary wall. it is yours". 
We then proceeded to perform land drain work to prevent recurrence of the flooding to 

our properties and have maintained the land ever since. Video and photographic 
evidence can be provided as required.  As for the work to build on the nature reserve 

at the former Sandy Bay Caravan site, I am in opposition to this. It is an area 
bequeathed to the population of Porthcawl to allow for unhindered recreation/ It is 

also the home to wide and  diverse flora and fauna and is a particularly important wild 
meadow for the eco system of Porthcawl.  Building on this land would generate light 

and noise pollution, as well as the aforementioned traffic congestion.  Additionally, the 
loss of recreation land at Griffin Park is also unacceptable, as no replacement is 

proposed. The LDP also suggests the removal of parking at Salt lake and the 
Hillsborough Car Parks. this will generate many problems for the Town, with parking 
becoming a major health and well being problem. It is bad enough on a sunny day 
with cars abandoned on banks and verges, as well as residential streets becoming 

clogged, causing problems for both visitors and residents alike, The stress and 
anguish this parking would generate for the residents is wholly unacceptable. 

Relocation of the Funfair to the Sandy Bay Bowl on a “seasonal basis” (i.e. the current 
season the fair operates) is also unacceptable. Currently, outside office hours, the 

funfair in it’s current location makes unacceptable amounts of noise – mind numbing 
repetitive jingles (constantly playing the same one for minutes on end) and loud music 
is a source of nuisance to all areas of Porthcawl. Whilst understanding it is far louder 
for residents in and around Mackworth Road, for example, that noise nuisance was 

present when they bought their properties. It was not present when I bought mine and 
was a very large part of us selecting this property. The noise level increases 

substantially from the fair at weekends and after office hours. The proposals of the 
LDP seem to suggest that Porthcawl will cease to be a vibrant seaside town and 

become a commuter town with nice seaside views. That would be a great pity as the 
town brings recreation and enjoyment to people from all over the county and further 

1072 
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afield. A plan more focused on sensible access and parking, without impinging on 
residents quality of life need to be worked on. A free and open consultation needs to 
be entered into, with residents directly affected not having to rely on Jamie Wallis to 

notify them. 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1072 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

1072 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID A fresh consultation with open and honest access should be communicated dorectly 
to all Porthcawl residents in a timely manner. 1072 
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LDP Rep: 1076 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID Land between Laleston and Court Colman should be excluded from the plan since it 
was rejected by a previous planning inspector on the grounds that ‘It was undesirable 

that the town of Bridgend should expand to the West’. It is also contrary to Welsh 
Government guidance to build houses on agricultural land and areas of high 

biodiversity importance when there is more than sufficient brownfield land available in 
the borough 

1076 

 

2: Do you have any comments to make on the growth strategy? 

ID The expectation of 500 jobs being created in the borough per year is highly optimistic 
since most big employers have gone and small companies are having to pay up to 10 

times the going rate for industrial land to provide a car park for their workers. 
1076 

 

3: Do you have any comments to make on the spatial strategy? 

ID  

1076 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

1076 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

1076 
 

6: Do you have any comments to make on the employment strategy? 

ID There is a severe shortage of affordable industrial land for SMEs to expand in the 
borough which is the result of the re-designation of industrial land such as the Brackla 

Industrial Estate for housing under the guise of ‘mixed development’ 
1076 

 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1076 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 
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ID  

1076 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  

1076 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1076 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

1076 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1076 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

1076 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID  

1076 
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LDP Rep: 1085 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID The proposed plans will take much away from the beauty of the village and 
surrounding green areas which will only result in congestion and significantly busier 

roads through a conservation area. I do not believe that the strategic objectives will be 
met with the proposed plans, rather that it is a case of land being sold to developers 
so that more money can line their pockets. Most strikingly, there is a total disregard 

for the land already in place which is in clear contradiction to objective SOBJ4. There 
clearly has been no thought for enhancing the land and I sincerely hope that the 

development is stopped, as do the vast majority of people who live in Bryntirion, Cefn 
Glas, Broadlands and Laleston. 

1085 

 

2: Do you have any comments to make on the growth strategy? 

ID There have been a high number of housing developments in the Bridgend area in 
which these objectives can still be met. The issue is the destruction of the surrounding 

land and congestion through a conservation area. 
1085 

 

3: Do you have any comments to make on the spatial strategy? 

ID There have been a high number of housing developments that can have assisted with 
this strategy and a number of ongoing developments which will assist in meeting 
these objectives. However the issue here is the destruction of land surrounding 

Laleston and the lanes between bryntirion and Laleston. This will also cause 
unwanted congestion in the area and a significant increase in traffic through a 

conversation area. 

1085 

 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID . 

1085 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID Based on the above objective, the proposed development between Laleston and 
bryntirion will only result in further land being built on. There are plenty of shops in the 
area together with schools. There is no need for this development and on the basis of 

the above. 

1085 

 

6: Do you have any comments to make on the employment strategy? 

ID The proposed site between Laleston and bryntirion will only result in further green 
land being built on, in turn causing further congestion and traffic in the area. 1085 
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7: Do you have any comments to make on retail centres and development policies? 

ID There are enough retail centers already in the area. Where the site is proposed there 
are already three small food/convenience shops (Filco, Premier and One Stop). There 

is also already a post office in bryntirion, a Spar in Cefn Glas and a post office in 
Laleston. There does not need to be any further retail developments in the area. I 

understand that further retail developments already planned in Broadlands. 

1085 

 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID . 

1085 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID This objective is simply not met if the proposed development between Laleston and 
bryntirion goes ahead. 1085 

 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID . 

1085 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID . 

1085 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID . 

1085 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID . 

1085 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID  

1085 
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LDP Rep: 1097 

Representor Name:  

Organisation (if applicable): HRT 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

1097 
 

2: Do you have any comments to make on the growth strategy? 

ID  

1097 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

1097 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

1097 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

1097 
 

6: Do you have any comments to make on the employment strategy? 

ID  

1097 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1097 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

1097 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1097 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

1097 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1097 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID I am a Chartered Surveyor with over 30 years experience in the residential property 
market.  I write in support of the proposed allocation at West Bridgend which is the 

product of a comprehensive assessment of the site and its context. The submission of 
the West Bridgend site for consideration, was accompanied by all the necessary 
technical reports and found to meet the need to deliver housing in a sustainable 

location and duly included within the Deposit  Consultation Document. This proposed 
allocation is for open market and affordable housing, together with a community hub 

and primary school, as well as extensive areas for nature conservation, trim trail, 
parks and play areas.    The obligation of Bridgend to review their LDP has resulted in 
this current draft which is attracting many representations. They are duty bound to find 

suitable sites for housing but when they do there is vitriolic opposition.  Difficult 
choices have to be made, housing sites identified and included within the review of 

the LDP.   I have seen sight of the comprehensive submission that has been prepared 
by Llanmoor and submitted to demonstrate the suitability of the site from all aspects, 
including transport assessments air and noise reports, consideration of ecology and 

master planning to mention just a few. Therefore, I am exceedingly concerned to note 
that local representatives are circulating a template letter of objection suggesting 
representors object to numerous features of the proposal including the loss of the 

ancient woodland on site! This is factually incorrect. The ancient woodland and SINC 
area of the site are protected from development. Other concerns rightly raised relate 

to infrastructure, education, air quality, sewage, drainage, health care provision. I 
would agree that if these factors were not correctly assessed then this or any site 

should and would not ultimately get a planning allocation or a consent.  It is the duty 
of the professional officers of the council to produce a plan that is sound and identify 
sites that can be delivered without undue burden to the community or environment.  I 
fully support this well-presented housing allocation which will deliver much needed 

housing in a sustainable location. 

1097 

 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID  
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LDP Rep: 287 

Representor Name: Luke Grattarola 

Organisation (if applicable): GJP (On behalf of BPM Technology Corp) 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID Support - please see covering letter submitted 

287 
 

2: Do you have any comments to make on the growth strategy? 

ID Support - please see covering letter submitted 

287 
 

3: Do you have any comments to make on the spatial strategy? 

ID Support - please see covering letter submitted 

287 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID Support - please see covering letter submitted 

287 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID Support - please see covering letter submitted 

287 
 

6: Do you have any comments to make on the employment strategy? 

ID Support - please see covering letter submitted 

287 
 

7: Do you have any comments to make on retail centres and development policies? 

ID No 

287 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID No 

287 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID No 
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10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID Support - please see covering letter submitted 

287 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID No comments 

287 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID No comments 

287 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID No comments 

287 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Fully support the inclusion of the former four sevens service station as an allocation 
and are fully committed to working with the LPA to submit appropriate pre-application 

advice request to support the site through the examination process. 
287 
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27 July 2021 
 

Development Planning  
Bridgend County Borough Council 

Civic Offices 

Angel Street 
Bridgend 

CF31 4WB 
 

By email: ldp@bridgend.gov.uk 

 
Dear Sir / Madam, 

 
Deposit Plan Consultation Response – COM1(4) - Land South of Pont Rhyd-y-cyff 

 

We are instructed, on behalf of our client and the site promoter – BPM Technology Corp Ltd – to submit 
this letter in response to the Bridgend County Borough Local Development Plan 2018-2033 Deposit Plan 

Consultation. In summary, these representations wish to provide overwhelming support for the Deposit 
Plan, primarily in relation to Policy COM1 (Housing Allocations), which identifies Land South of Pont 

Rhyd-y-cyff (ref. COM1(4)) as a housing allocation with capacity to provide 102 units in the plan period 
up to 2033. 

 

Background 
 

Regulation 18 of the Local Development Plan Regulations requires that, a person may make 
representations on deposit proposals of Local Development Plan within the period of 6 weeks on the 

day on which the LPA publishes the Deposit Plan. 

 
On 1st June 2021 Bridgend County Borough Council opened a consultation period inviting comments on 

the draft Deposit Plan, which closes at 5pm on 27th July 2021.  
 

The deposit plan, and in particular Policy SP6 (Sustainable Housing Strategy) makes a ‘provision for 
9,207 dwellings within the Bridgend County Borough (incorporating a 1,632 dwelling over allocation / 
20% flexibility allowance) to accommodate a housing requirement of 7,575 dwellings during the 15 
year LDP period from 2018 to 2033’. The total annual build rate of 505 dwellings per annum proposed, 
of which 132 are affordable housing units, is based on a 6-year historical period (2013/4-2018/19) 

which witnessed sustainable population growth as well as completions across the County Borough.  
 

In order to achieve this, the deposit plan proposes a mixture of strategic sites, housing allocations and 

long-term regeneration sites under Policy COM1 (Housing Allocations). All these allocations are set to 
deliver a minimum of 100 market units over the plan period, with some expected to deliver well beyond 

the plan period. Similarly, these allocations would also deliver between 15-300 affordable units within 
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the plan period. Policy COM1 (Housing Allocations) sets out the sites which are allocated for residential 
development in the period up to 2033 in order to deliver the housing requirement set out by Policy SP6 
(Sustainable Housing Strategy) and is set out in the illustrations below.  
 

 

 
 

 
 

 
 

 

 
 

 
 

Policy COM1 (Housing Allocations) of Bridgend Housing Allocations & Long-Term Regeneration Sites  
 

As set out above, Land South of Pont Rhyd-y-cyff has been included as a housing allocation within the 
Deposit Plan, to provide a total of 102 units, including 15 affordable units, in years 6-15 of the plan 

period to 2033. The inclusion of the site is welcomed by our client, who would like to take this 

opportunity to further provide and express their support for the Deposit Plan. Moreover, the identified 
delivery timescales and quantum of units for the site are agreed with and considered to be entirely 

suitable and appropriate. 
 

Our client would also like to take this opportunity to also highlight their support for the inclusion of the 

other two housing allocations within Pont Rhyd-y-cyff, these being Land South East of Pont Rhyd-y-cyff 
(ref. COM1(3)) and Land South West of Pont Rhyd-y-cyff (ref. Com1(5)). Whilst it is acknowledged and 

accepted that the allocations do not comprise a strategic allocation, together they offer a sustainable 
extension of the existing settlement of Pont Rhyd-y-cyff and as such, will realise the wider vision for 

the area. 

 
Suitability, Viability and Deliverability 

 
Evidence has of course been provided through the previous extensive representations (including 

Candidate Sites representations in 2018, representations to the Preferred Strategy in 2019, Stage 2 
Candidate Site Representations in 2020), made to Bridgend County Borough Council through the LDP 

review to evidence the suitability and viability of the site. Through the course of the previous 

representations to yourselves, the site promoter, BMP Technology Corp Ltd, has provided extensive 
supporting information, including a Viability Appraisal, Preliminary Ecology Survey and Transport 

Assessment.  Together the submissions have demonstrated that the site is not only appropriately 
located within close association and connection to Pont Rhyd-y-cyff, but that it is deliverable in line with 

placemaking requirements, public open space provision, appropriate highway and access considerations 
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and active travel linkages. All of which fully comply with Welsh Assembly Government and Council 
aspirations of creating cohesive new neighbourhoods as defined in PPW11 and Future Wales Plan.  

 
As highlighted above, the allocation of the Land South of Pont Rhyd-y-cyff site together with the Land 

south East of Pont Rhyd-y-cyff and Land South West of Pont Rhyd-y-cyff sites will enable and facilitate 

sustainable growth as per the aspirations of Bridgend County Borough Council.   
 

With regards to the representations submitted to date, they have demonstrated that the site is 
inherently suitable for residential development, which is acknowledged by yourselves by virtue of the 

site’s inclusion as a housing allocation within the Deposit Plan. It is therefore considered prudent at this 

stage of the LDP review and within this submission to further highlight the deliverability of the site, 
whereby it can be brought forward for development in line with the timescales set out for the allocation. 

 
Positive discussions have been held and are ongoing with potential developers, to secure backing for 

the site to enable its delivery in line with the Council’s aspirations. Furthermore, the site promoter, BPM 
Technology Corp Ltd, is actively seeking to prepare and submit a formal planning application to Bridgend 

County Council to secure permission for the site to enable its development at the earliest opportunity. 

As part of this, further supporting information is being procured to present a robust planning application 
over and above the representations already made.  

 

Summary 

To conclude, and in light of the above, we wish to emphasise that our client, BPM Technology Corp Ltd 

strongly supports the Deposit Plan and is committed to ensuring that the development site can be 
delivered and contribute towards the wider objective of delivering the opportunity. 

 

We consider that the information contained within this consultation response should provide sufficient 
evidence to support the approach of the Deposit Plan to retain the site as an allocation for residential 

development during the Plan Period to 2033.  
 

Yours sincerely, 

Geraint John 
Director 

Geraint John Planning Ltd. 
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LDP Rep: 306 

Representor Name: Geraint John Planning on behalf of  

 

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID Please see cover letter. 

306 
 

2: Do you have any comments to make on the growth strategy? 

ID Please see cover letter. 

306 
 

3: Do you have any comments to make on the spatial strategy? 

ID Please see cover letter. 

306 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID Please see cover letter. 

306 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID Please see cover letter. 

306 
 

6: Do you have any comments to make on the employment strategy? 

ID N/A 

306 
 

7: Do you have any comments to make on retail centres and development policies? 

ID N/A 

306 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID N/A 

306 
 

9: Do you have any comments to make on the natural and built environment policies? 
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ID N/A 

306 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID Please see cover letter. 

306 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID Please see cover letter. 

306 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID Please see cover letter. 

306 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID Please see cover letter. 

306 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Please see the cover letter. 

306 

1234



                                                                                                                                    

                                                                               

27 July 2021 
 

Development Planning  
Bridgend County Borough Council 

Civic Offices 

Angel Street 
Bridgend 

CF31 4WB 
 

Dear Sir / Madam, 

 
Deposit Plan Consultation Response –  

 
We are instructed by our clients, , to submit this letter in 

response to the Bridgend County Borough Local Development Plan 2018-2033 Deposit Plan 

Consultation. In summary, these representations wish to both support and object to the Deposit Plan, 
primarily in relation to Policy SP6 (Sustainable Housing Strategy) and Policy COM1 (Housing Allocations) 

and associated amplification text and the accompanying Housing Trajectory and the Local Housing 
Market Assessment (LHMA). 

 
Background 

 

Regulation 18 of the Local Development Plan Regulations requires that, a person may make 
representations on deposit proposals of Local Development Plan within the period of 6 weeks on the 

day on which the LPA publishes the Deposit Plan. 
 

On 1st June 2021 Bridgend County Borough Council opened a consultation period inviting comments on 

the draft Deposit Plan, which closes on 27th July 2021.  
 

The deposit plan, and in particular Policy SP6 (Sustainable Housing Strategy) makes a ‘provision for 
9,207 dwellings within the Bridgend County Borough (incorporating a 1,632 dwelling over allocation / 
20% flexibility allowance) to accommodate a housing requirement of 7,575 dwellings during the 15 
year LDP period from 2018 to 2033’. The total annual build rate of 505 dwellings per annum proposed, 

of which 132 are affordable housing units, is based on a 6-year historical period (2013/4-2018/19) 

which witnessed sustainable population growth as well as completions across the County Borough.  
 

In order to achieve this, the deposit plan proposes a mixture of strategic sites, housing allocations and 
long-term regeneration sites under Policy COM1 (Housing Allocations). All these allocations are set to 

deliver a minimum of 100 market units over the plan period with some, such as Porthcawl Waterfront 
(SP2[1]) or Land West of Bridgend (SP2[3) , to name a few, expected to deliver well beyond the plan 
period. Similarly, these allocations would also deliver between 15-300 affordable units within the plan 

period. Policy COM1 (Housing Allocations) sets out the sites which are allocated for residential 
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development in the period up to 2033 in order to deliver the housing requirement set out by Policy SP6 
(Sustainable Housing Strategy) and is set out in the illustrations below.  

 

 
Policy COM1 (Housing Allocations) of Bridgend Housing Allocations 

 
 

 
 

 

 
 

 
 

 

 
The amplification text which accompanies Policy COM1 states that ‘the economically viable and 
deliverable allocations identified within COM1 will facilitate placemaking-led, sustainable development 
and foster communities that have access to sufficient, good quality, affordable housing to meet a range 
of needs. The accompanying Housing Trajectory (see Appendix 1) summarises annual phasing 
information for all allocated sites within the Plan, whilst also identifying how they will be delivered in 
order to determine the expected rate of housing delivery for both market and affordable dwellings. This 
will enable effective monitoring of the Plan and demonstrate that a deliverable housing land supply is 
maintainable throughout the entirety of the Plan period’.  

 
Our clients do not object to Policy COM1 (Housing Allocations), in principle, and support the Local 

Planning Authority’s approach which consists of focusing on the delivery of strategic sites and large 

housing allocations. However, the applicant wishes to object to the lack of small-medium housing 
allocations in the plan in light of a) the wider residential aspirations of BCBC, b) the pressing requirement 

to deliver much-needed housing (both market and affordable) and c) the need to alleviate the 
‘continuing difficulties younger households face in accessing home ownership’, as outlined LHMA (2021) 

which have been exacerbated by recent events, including Brexit and the pandemic.  

 
As you will recall, our clients have submitted representations for two sites: Land adjoining Heol-Yr-Orsaf 
Kenfig Hill (Candidate Site Ref. 306.C1) and Land adjoining New Road, Kenfig Hill (Candidate Site Ref. 
306.C2). Following the submission of extensive information demonstrating that the sites are viable and 

readily available for development, the receipt of market interest from local developers, and the 
requirement for local authorities to allocate a ‘range of sustainable and deliverable sites to allow all 
sectors and types of house-builder, including nationals, regionals, registered social landlords (RSLs), 
Small and Medium Enterprises (SMEs) and the custom and self-build sector the opportunity to contribute 
to delivering the proposed housing requirement’, (as outlined in Planning Policy Wales (PPW) 11), the 
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clients wish to, once again, raise these development opportunities to the Local Authority’s attention and 
seek their allocations in the emerging plan. This is to encourage the inclusion of small-medium sites in 

BCBC’s housing strategy. The reasons for the objections to the lack of inclusion of small-medium sites, 
and the continued promotion of the two sites at Kenfig Hill are provided in greater detail in the next 

section.  

 
Material Considerations 

 
Firstly, and as above, it should be noted that the clients support the overall housing strategy proposed 

by BCBC and support the focus on the larger, strategic sites as it is evident that these will be crucial in 

the delivery of much-needed housing in the County Borough. The objection to Policy COM1 is solely 
related to the lack of inclusion of small-medium sites in conjunction with the larger sites, as these 

would actively complement and fully support the delivery of the strategic ambitions of BCBC.  
 

Maintaining a sustainable delivery of housing within the plan period 
 
As outlined by paragraph 4.2.10 of PPW11, ‘the supply of land to meet the housing requirement 
proposed in a development plan must be deliverable.’ The sites currently allocated for residential 
development in the Deposit Plan all consist of major residential opportunities. For example, even the 

site delivering the smallest number of units during the plan period, Land South East of Pont Rhyd-Y-
cyff would still deliver up to 102 market units and 15 affordable units within the plan period. This would 

represent a major development. While, again, this approach is fully supported in principle by the clients, 

the lack of inclusion of small-medium sites appears to be a missed opportunity for BCBC to actively 
deliver much-needed new housing from the very beginning of the plan period and support these sites 

as they come forward. In this way, the allocation of small-medium sites such as Land adjoining Heol-
Yr-Orsaf Kenfig Hill (Candidate Site Ref. 306.C1) and Land adjoining New Road Kenfig Hill (Candidate 

Site Ref. 306.C2) would actively support the aspirations of BCBC - as the sites are in a position to deliver 
immediately. This would account for sites such as Land South of Bridgend (SP2 [3]) and Land East of 
Pyle ([943]) gradually coming forward and delivering housing beyond the plan period, as the clients are 

supportive of these allocations and think their sites can support their delivery by contributing to housing 
supply delivery in the interim.   

 
The suitability, viability and deliverability of the proposed sites  
 

As outlined in the extensive submissions made by the clients during the Candidates Site Process 
(including Candidate Sites representations in 2018, representations to the Preferred Strategy in 2019, 

Stage 2 Candidate Sites Representations in 2020, and the comprehensive suite of additional information 
submitted), the sites at Kenfig Hill proposed by the client are inherently suitable for residential 

development.  

 
With regards to land adjoining Heol Yr Orsaf, it is evident that the site is in a highly suitable location for 

residential development, and for inclusion as such within the allocations outlined in Policy COM1 
(Housing Allocations). As outlined throughout the extensive documentation submitted, the site is located 

partially within and immediately adjacent to the settlement boundary of Kenfig Hill and, in this way, its 
allocation could be accommodated as part of a rounding off of the settlement boundary of Kenfig Hill. 

In addition to this, the site is located within close association and connection to Kenfig Hill High Street 

which provides a range of services and facilities – in this way, the allocation of this site would facilitate 
the sustainable growth of the settlement as per the aspirations of BCBC.  

 
With regards to land adjoining New Road Kenfig Hill, much like the site above, the site also lies partially 

within and immediately adjacent to the settlement boundary of Kenfig Hill and, similarly, the allocation 

of the site could also easily be accommodated as part of a rounding off of the settlement boundary of 
Kenfig Hill. It is evident that the development of this site would not unduly damage the character of the 

surrounding area, due to its strong association with the settlement of Kenfig Hill, Pyle and North 
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Cornelly. In addition to this, the sustainability and accessibility credentials of the site lend themselves 
to supporting residential development at this location – a bus stop is, in fact, located 400m from the 

site and in close proximity to Pyle Train Station.  
 

In addition to this, transport surveys have been undertaken by Corun Associated Ltd for both sites. 

These demonstrate that there is no existing highway safety pattern or problem with the vicinity of the 
sites which could be exacerbated by the proposals, that the sites are  highly accessible by sustainable 

modes of travel due to integration with the surrounding residential areas and that the appropriate 
access points can be achieved. Similarly, and crucially, viability appraisals, have been undertaken and 

submitted to BCBC for both sites. These demonstrate that when the key headline financial inputs are 

taken into account, the sites remain viable and, in turn, deliverable in commercial terms. 
 

Similarly, and crucially, viability work has been undertaken at both sites and submitted in support of 
their residential allocation. This demonstrates that when the key headline financial viability inputs are 

taken into account, the site remains viable and, in turn, deliverable in commercial terms. Additionally, 
the inherent deliverability of the sites is further confirmed by the ownership position of the sites. In 

fact, as outlined throughout the extensive representations submitted to BCBC, the sites are within the 

full ownership and control of the site promoters, Mr Leonard and Nathan Evans and their family. As 
such, the sites are ready to come forward for development within the early stages of the plan. The 

inherent deliverability of the sites has, in fact, recently piqued developer interest demonstrating that 
the sites represent an attractive opportunity to the development sector.  

 

Re-consideration of the Porthcawl Waterfront Allocation  
 

It is no surprise that larger sites take longer to develop – this is confirmed by research undertaken by 
Lichfields (2016) which recognises that these ‘make an attractive proposition for plan-makers’ yet, 

crucially, notes how ‘their scale, complexity and (in some cases) up-front infrastructure costs means 
they are not always easy to kick-start’. Unfortunately, this has been the case for current allocations 

such as the Porthcawl Waterfront which, as recognised by the Local Development Plan Preferred 
Strategy Consultation Report, has experienced ‘inherent difficulties with the delivery of the Waterfront 
Regeneration Area’. The site is currently a strategic allocation in the adopted LDP and was a strategic 

allocation in the Unitary Development Plan (UDP) which was adopted in 2005. Despite the consistent 
prioritisation of this site by BCBC, at the time of the Local Development Plan Preferred Strategy 
Consultation Report (2020), the site had only delivered 13 units actively contributing to the LPA’s 

inability to maintain a healthy housing-land supply. Since the publication of this document, BCBC have 
attempted to overcome the historic constraints associated with the Porthcawl Waterfront site, such as 

ownership. While, in the interest of deliverability, we wish this were the case, the historic undeliverability 
of the site and its inability to deliver much-needed residential development must be taken into account.  

 

Paragraph 4.2.18 of PPW11 notes that ‘housing led regeneration sites’  such as the Porthcawl Waterfront 
site, ‘can sometimes be difficult to deliver, making timescales for development hard to specify.’ In light 

of this, PPW 11 suggests that ‘where deliverability is considering to be an issue, planning authorities 
should consider excluding such sites from their housing supply so that achieving their development plan 
housing requirement is not dependent on their delivery’. In this way, as the Porthcawl site has been 
unable to deliver for decades, and across different local development plans, it must be taken into 

account that a strategy to deliver 1020 market units and 335 affordable units may likely fail or, at the 

very least, not deliver in the appropriate time-frame impacting negatively on the housing supply and 
deliverability. In light of this, we propose classifying the Porthcawl Waterfront site as a Long-Term 
Regeneration Sites in line with the development opportunities in Maesteg & The Llynfi Valley. Ultimately, 
as outlined by the National Policy, the deliverability of 1355 of both market and affordable new homes 

cannot depend on a site which has historically undelivered for over 30 years and should not directly 

make up the immediate housing supply.  
By removing Porthcawl Waterfront, and its 1355 units, as a Strategic Site, in line with the guidance 

provided by National Policy, it is evident that an immediate requirement of units would need to be 
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provided. Whilst it is recognised that this would not be substantial to the point of requiring the inclusion 
of another strategic site in the allocations, it is evident that the allocation of small-medium sites to 

support the remaining four strategic sites is crucial to maintain an immediate housing supply. This 
approach is in line with the LHMA (2021) which notes the ‘continuing difficulties younger households 
face in accessing home ownership’ and advocates for ‘a more balanced mix of dwellings on new build 
sites, to include smaller, more affordable market properties’  as opposed to the larger style properties, 
which ‘have become commonplace locally’ . In this way, by including a range of different sized sites in 

the allocation, a variety of tenures and house styles could be met supporting the aspirations of National 
Policy and the recommendations of the LHMA (2021). 

 

The unmet requirement for affordable housing  
 

PPW11 recognises the importance of ‘ensuring there is sufficient housing land available to meet the 
need for new private market and affordable housing’. Indeed, National Policy actively recognises how 

the delivery of market units can be synonymous with the delivery of much needed affordable homes 
via Section 106 agreements or commuted sums. The LHMA (2021) calculated a total need of 5,134 

affordable housing units from 2018-33. This calculation was enabled by considering the level of newly 

arising need, balanced against the extant backlog of need and forthcoming supply. This assessment 
has identified an annual need for 451 affordable units during the five-year assessment period, based 

on the assumption that the existing backlog will be cleared during these five years. A further annual 
need of 288 affordable units has also been identified for the remaining 10 years of the LDP period. In 

comparison with the 2019/20 LHMA which identified a need of 411 affordable units per annum over the 

next five years, this is an increase in the overall affordable housing need for the County Borough. 
 

Within the Bridgend Deposit Plan Consultation, Strategic Objectives have been identified to reflect on 
key issues, align with national policy and to ensure an appropriate balance between the different 

elements of sustainability. The Deposit Plan has identified a need for 9207 new homes, including 1977 
affordable homes (Policy SP1) over the plan period 2018-2033. The proposed growth level of 505 

dwellings per annum is based on a 6-year historical period (2013/4-2018/19) which witnessed 

sustainable population growth as well as completions across the County Borough. In comparison with 
the LHMA, this identified need of 1977 homes falls exceedingly short of the 5134 affordable need 

identified by the LHMA. Although this figure is not a target for delivery, it is an indication of the scale 
of the unmet need of affordable housing within the County Borough. In light of this shortfall in the 

requirement, the contribution that the delivery of market units can make to the delivery of affordable 

housing via S106 contributions and commuted sums must not be underestimated. As a result, in light 
of the unconstrained nature of the proposed sites and their ability to come forward promptly, their 

delivery, and contribution to the affordable housing stock, must be taken into account.   
 

Interim Conclusion  
 
In light of the above,  wish to emphasise the importance of allocating 

small-medium sites in the emerging Plan and the crucial contribution these can make in supporting the 
wider, strategic aspirations of BCBC. This is demonstrated by research noting that larger sites may take 

longer to come forward and, whilst the clients have no doubt that the allocated sites will actively deliver 
and successfully yield the expected number of market and affordable units, it is recognised that smaller 

residential opportunities can actively contribute and support these larger development sites. In addition 

to this, given the shortfall in the affordable housing requirement, the crucial link between the delivery 
of market units and affordable units must be not underestimated. In this way, the development potential 

of two unconstrained and readily available sites such as Land adjoining Heol Yr Orsaf and Land adjoining 
New Road is all the more valuable and, as such, the clients politely request for these to be taken into 

consideration by BCBC. 

 

Summary 
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In summary,  agree with BCBC’s approach to allocating larger, strategic 
sites for residential development, as outlined by Policy COM1 (Housing Allocations), in principle, and 

actively support it. However, the clients object to the lack of small-medium residential opportunities 
included in Policy COM1 (Housing Allocations) to actively complement the proposed allocations as these 

can be valuable in delivering both market and affordable units, to support the delivery targets of BCBC, 

from the very beginning of the plan period. Similarly, owing to the unmet need and extant backlog of 
affordable housing, as identified within the LHMA (2021), maximising the development potential of 

small-medium sites in actively contributing to the delivery of affordable units would assist BCBC towards 
meeting their affordable housing need. 

 

In light of the above,  wish to, ultimately, emphasise that they are 
committed to the delivery of the two sites. This is emphasised by the market interest received, the lack 

of hesitation demonstrated when commissioning and submitting extensive technical information proving 
the inherent suitability of the sites and, in practical terms, the availability of two unconstrained sites 

which are in a position to actively deliver units from the very beginning of the plan period. 
 

 

Yours sincerely, 

Geraint John 

Director 
Geraint John Planning Ltd. 
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LDP Rep: 1209 

Representor Name: Luke Grattarola 

Organisation (if applicable): GJP (On behalf of the Land East of Pyle Landowners / 

Promotional Party) 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID Please see supporting covering letter 

1209 
 

2: Do you have any comments to make on the growth strategy? 

ID Please see supporting covering letter 

1209 
 

3: Do you have any comments to make on the spatial strategy? 

ID Please see supporting covering letter 

1209 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID Please see supporting covering letter 

1209 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID no - but specifics relating to Land East of Pyle - Please see supporting covering letter 

1209 
 

6: Do you have any comments to make on the employment strategy? 

ID  

1209 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1209 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

1209 
 

9: Do you have any comments to make on the natural and built environment policies? 
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ID  

1209 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1209 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID Please see supporting covering letter 

1209 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1209 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

1209 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Please see supporting covering letter 

1209 
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27 July 2021 

 
Development Planning  

Bridgend County Borough Council 

Civic Offices 
Angel Street 

Bridgend 
CF31 4WB 

 

By email: ldp@bridgend.gov.uk 
 

Dear Sir / Madam, 
 

Deposit Plan Consultation Response – Land East of Pyle (SP2(5)) 
 

We are instructed by our clients, the landowners of the Land East of Pyle, to submit this letter in 

response to the Bridgend County Borough Local Development Plan 2018-2033 Deposit Plan 
Consultation.  

 
Considerable, and detailed submission have been made to-date in conjunction with discussions with the 

Local Authority, and other statutory bodies such as National Rail and DCWW to promote and confirm 

the unequivocal deliverability of this site as set out in the proposed trajectory of the Deposit LDP.  
 

The site has also been subject to an extensive and independent viability assessment which 
wholeheartedly confirms the site is deliverable, taking into account likely ‘opening up costs’, planning 

obligations likely to be levied, other infrastructure and general build costs taking into account current 

circumstances. 
 

To support all of this, and as agreed with the Local Authority, despite the comprehensive submission of 
material and illustrative material provided to-date, the site promoter is preparing, through the design-

team, an appropriate supporting formal layout to support the examination process and pre-application 
process to  

 

a) Confirm SUDS / SAB requirements are accommodated; and 
b) confirm placemaking requirements of PPW11 and Future Wales Plan; and 

c) confirm the above matters don’t impact the proposed quantum as part of the allocation – thus 
not undermining the allocation; 

 

In terms of timings and trajectories, this is fully supported, and intensions stand to engage formally 
with the local Authority through formal pre-application dialogue in earnest to support the delivery of 

this site, ensure it meets placemaking, Green Infrastructure and Suds requirements, all of which can 
form part of the LDP Examination process in conjunction with the pre-application process.   
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In summary, these representations wish to fully support to the Deposit Plan as a whole, but raise 
concern primarily in relation to the exact policy wording affiliated with Land East of Pyle (SP2(5)) which 

is expanded in greater detail in the following sections.  
 

Policy Wording of Land East of Pyle (SP2(5)) 

 
The currently proposed wording of strategic policy Land East of Pyle (SP2(5)) is worded below in italics. 

However, and whilst the strategic site is not yet subject to formal pre-application dialogue or application 
with the Local Authority, it is expected to be very soon (in order to support deliverability, and engage 

early with the Local Authority to ensure the comprehensive dialogue takes place with all stakeholders). 

As a result, there is no doubt likely to be areas which require flexibility to be catered for.  
 

As a result, it is considered that policy wording needs to adopt a flexible approach which will still require 
the same output and principles to be met in meeting the policy requirements.  

 
For ease, ‘tracked changes’ comments are provided in red text to outline where appropriate wording to 

policy text should be amended to improve flexibility to the policy wording. there is further text, in green, 

whereby our (GJP) considerations are added owing to a suggested change. It’s considered these 
amendments will not undermine or materially affect the policy requirements, rather, allow a degree of 

interpretation by the applicant and decision-maker (The Local Authority).  
 

MASTERPLAN DEVELOPMENT PRINCIPLES 

 
This development must should accord with the following principles, which are considered instrumental 
to achieving sustainable places, delivering socially inclusive developments and promoting cohesive 
communities. A masterplan must should be prepared and agreed with the Council prior to the sites 
development to demonstrate how these principles will be delivered in an appropriately phased manner: 
 

a) Create a well-connected sustainable urban extension to Pyle, North Cornelly and Kenfig Hill, 
comprising a number of character areas that integrate positively with the existing Town Centres, 
existing housing clusters, community facilities, Active Travel networks and public transport 
facilities; 
 

b) Create a multi-functional green infrastructure network within the site that facilitates active 
travel, taking account of the need to create healthy communities. There must be with a 
particular emphasis on: retaining existing trees and hedgerows within the public realm, 
incorporating appropriate landscaping, protecting biodiversity, facilitating habitat creation and 
supporting a range of opportunities for formal and informal play in addition to community-led 
food growing; 

 
c) Ensure the design and layout of the site has regard to the landscape in which it sits, considering 

the interface between the site and the broader grouped settlement of Pyle, Kenfig Hill and 
North Cornelly. Visual impacts must be minimised through the inclusion of mitigation measures 
that provide links with the existing landscape and access features to safeguard landscape 
character whilst creating a sense of place. The development must not be to the detriment of 
the Special Landscape Area and any development proposal must incorporate measures to 
reduce adverse effects and/or visual intrusion on the wider landscape; It is considered that the 
text in ‘strikeout’ is not required for a policy, rather, it is better suited (and is a ‘given’) to form 
and will need to form, part of the development control process by the decision maker (The 
Local Authority). Is it therefore considered this text to be superfluous to the policy requirements 
as it will have to be taken into account through a future pre-application enquiry and planning 
application.  
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d) Pursue transit-orientated development that prioritises walking, cycling and public transport use, 
whilst reducing private motor vehicle dependency It is considered superfluous to policy wording, 
as ‘reducing private motor vehicle dependency’ is the modal shift arising from improved 
pedestrian connections, active travel provisions, cycle and public transport offer . Well designed, 
safe walking and cycling routes must be incorporated throughout the site to foster community 
orientated, healthy, walkable neighbourhoods. Connections must also be made to the wider 
active travel and public transport network to ensure safe connectivity with Pyle and Kenfig Hill 
District Centres, North Cornelly Local Centre, Pyle Railway Station, Village Farm Industrial Estate 
and Cynffig Comprehensive School; 

 
e) Orientate buildings to face open spaces and streets to enhance cohesiveness, foster a strong 

sense of place and ensure community safety; and 
 

f) Provide a mix of higher densities at key points in the layout and lower densities on the 
rural/sensitive edges. 

 
DEVELOPMENT REQUIREMENTS 
 
The development must provide the following: 
 

1) Circa 2,000 homes, incorporating an appropriate mix of dwelling sizes and types to meet local 
housing needs, including 15% affordable housing to be integrated throughout the development 
in sustainable clusters of no more than ten units as per the Council’s requirements; 
 

2) 5.7 hectares of land to accommodate  considered superfluous to policy text, and land coverage 
will be derived from pupil place yield and to a design to accord with BBE standards which can, 
and will be prescribed in a Section 106 Agreement. 2 two form entry primary schools with co-
located nursery facilities and a financial contribution to nursery, primary, secondary and post-
16 education provision as required by the Local Education Authority. The financial contribution 
(including timing and phasing thereof) must be secured through Section 106 Planning 
Obligations in accordance with the Education Facilities and Residential Development SPG. Both 
schools must be accessible to new and existing residents by all travel modes, enabled by the 
development; considered superfluous to policy text and will be prescribed in a Section 106 
Agreement. 
 

3) Green Infrastructure and Outdoor Recreation Facilities to be delivered in accordance with Policy 
COM10 and Outdoor Recreation Facilities and New Housing Development Supplementary 
Planning Guidance; 

 
4) 1.5 hectares of land for commercial uses, including considered superfluous to policy text, and 

land coverage will be derived from appropriate quantum required to not compete with Pyle 
District Centre and to a design to accord with BBE standards which can, and will be prescribed 
in a Section 106 Agreement ….a new local ‘hub’ with a concentration of appropriate mixed uses 
and local services. The ‘hub’ should have active frontages around a pivotal, focal point of the 
development where it is easily accessible to new and existing residents through Active Travel, 
thereby limiting the need for private vehicular trips; 
 

5) Highway improvements to ensure the principal points of vehicular access are off the A48 and 
A4229. Appropriate adjustments must also be made to the roundabout between the A48 and 
A4229 to improve traffic flow and highway safety; 

 
6) New shared footways, cycleways and improved crossing facilities along the A48 and A4229 and 

highway improvement to enhance pedestrian safety in the vicinity of the site; 
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7) A new pedestrian and cycle bridge over the existing railway line and along A48/Pyle Road to 
provide safe pedestrian and cycle linkages between the site and Pyle. The bridge must be 
constructed to Council adoptable standards prior to the occupation of any homes on the 
development; considered superfluous to policy text, and land coverage will be derived from 
pupil place yield and to a design to accord with BBE standards which can, and will be prescribed 
in a Section 106 Agreement 

 
8) Off-site highway improvements with regard to the requirements arising from the Transport 

Assessment and as identified in the Transport Measures Priority Schedule; 
 

9) On-site and off-site measures to provide good quality, attractive, legible, safe and accessible 
pedestrian and cycle linkages in accordance with Active Travel design. Improved linkages must 
be provided along the A48 and A4229, with Cynffig Comprehensive School, Village Farm 
Industrial Estate Pyle and Kenfig Hill District Centres, existing bus routes and Pyle Railway 
Station (including safe pedestrian linkages across the railway bridge). Connections must 
therefore be made to existing active travel routes and new routes should be provided to accord 
with the proposed routes within the Council’s Active Travel Network Maps: INM-PY-12, INM-
PY-13, INM-PY-16, INM-PY-18 and INM-PY- 19; 

 
10) Suitable buffers to habitats, particularly hedgerows, trees (including Ancient and/or Semi-

Ancient Woodland), and SINCs; 
 

11) Ecological management plans including proposals for mitigation, enhancement and 
maintenance for retained habitats and protected species (including for bats and dormouse) and 
appropriate compensatory and replacement habitat; Considered superfluous given this is 
effectively covered by criterion 9 above. Such Management Plans would need to feature in any 
planning application (conditionally) and indefinitely to support future NRW Licence applications. 
This is considered to be appropriately covered by point 10.  

 
12) On and off-site measures including any appropriate upgrades to the clean water supply or public 

sewerage networks; 
 

13) Follow the sequential approach to identify low carbon heating technologies in accordance with 
ENT10; and 

 
14) Ensure that the development does not prejudice the proposed future relocation of Pyle Railway 

Station plus accompanying park and ride facility. 
 
Amplification Text… 
 
The site is located to the east of Pyle, bounded by the (Swansea to London Mainline) railway to the 
north, common land to the East, the M4 motorway to the South and the A4229 to the west. Village 
Farm Industrial Estate is also located immediately to the north, beyond the railway line. The site 
comprises approximately 100 hectares in total and is divided into 2 parcels by the alignment of the A48; 
Parcel A (to the south of the A48) consists of 60 ha and Parcel B (to the north of the A48), 40ha. The 
site rises gradually upwards away from the A48 roundabout and is currently used as farmland. 
 
The wider area comprises a mix of land uses with residential development and an employment allocation 
to the west of the site (Ty Draw Farm, North Cornelly). Pyle Railway station is located in close proximity 
to the northwest of the site. Pyle and Kenfig Hill District Centres are approximately 1km and 1.5km to 
the north of the site, respectively. Bridgend Town Centre is located approximately 7.4km away to the 
east of the site, which can be accessed by both public transport and the A48 leading onto the A473. 
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The site is allocated for a comprehensive residential-led mixed use scheme, including a local commercial 
centre, appropriate supporting infrastructure and the provision of two new primary schools. The latter 
contribution will necessitate 5.7ha of land being set aside for construction of the new schools, inclusive 
of a land buffer to enable future expansion. The proposal would seek to deliver new pedestrian and 
active travel links from the site to Pyle/Kenfig Hill to improve connectivity. Particular emphasis will be 
placed on improving the pedestrian links to Pyle Railway Station and facilitating safe pedestrian and 
cycle passage between the site and Pyle through delivery of a new bridge over the railway line. 
 
There is an existing access via the roundabout off the A4229 and the A48 to the existing dwellings at 
Ty Draw Farm. New access points will be achieved on the northern and western boundaries of the site, 
to the A48 and A4229, respectively. 
 
Improvements to proposed active travel routes will capitalise on the site’s close proximity to Pyle and 
Kenfig Hill District Centres, rendering walking, cycling and public transport viable alternatives to private 
vehicle use. This will enhance the site’s sustainable location on the edge of this Main Settlement in order 
to provide safe active travel linkages to public transport (including Pyle Railway Station and bus routes), 
Village Farm Industrial Estate, Cynffig Comprehensive School and other community services. 
 
A feasibility study is currently being undertaken to examine the potential for Pyle Railway Station to be 
redeveloped as a transport hub. This would entail relocating the existing railway station to the north of 
the site and incorporating extended park and ride facilities to improve links to Porthcawl and Village 
Farm Industrial Estate. The development will therefore not prejudice any future station relocation plans, 
which would serve to further enhance the site’s sustainable location and maximise active travel 
opportunities. 
 
Visually the site is open and exposed to views from the north, west and locally to the east as well as 
views from the M4 to the south. The most sensitive parts are the three high points, upper slopes and 
associated minor ridges, and the steep slope to the west on the southern edge. The least sensitive area 
lies to the north and west on the lower slopes/flat areas, which lends itself to be the most appropriate 
location for the bulk of higher density development. The southern part of Parcel B is within a Special 
Landscape Area and the development will need to be planned sensitively to take account of this 
designation. 
 
The site itself is not subject to any ecological designations, although further wildlife and habitat surveys 
will need to be carried out to inform the site’s potential development. 
 
Additionally, there are two SSSI’s located in close proximity to the boundary of the site; the Penycastell 
SSSI is located to the north east and the Stormy Down SSSI is located to the south east of the site. 
Both are physically separated from the site by the route of the trainline and the M4 respectively. Given 
the need to maintain a landscape buffer between major transport routes and any proposed 
development, neither are considered to be a constraint to development. 
 
Archaeology Wales have undertaken a Desktop study which highlights standing and buried remains of 
potential archaeological interest. A WWII pillbox exists at the north west area of the site and there is 
believed to be an area of earthworks related to a 19th century (or possibly older) farmstead at the north 
east of the site. A 19th century tramline is also located along the northern portion of the site. The 
development will ensure that these remains are preserved or adequately investigated and recorded if 
they are disturbed or revealed as a direct result of development activities. 
 
The site neighbours Stormy Castle, a medieval settlement, which could extend into the site. Further 
work will need to be conducted to fully investigate any potential impacts and a geophysical survey of 
the site will need to be carried out to supplement the planning application. 
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These sections of the amplification text are considered to be too onerous for the policy, and are directly 
relatable to development control assessment by the decision maker. Such application requirements will 
form part of a pre-application response from the Local Authority, and given the potential shift in National 
policy in the future (as iterations of PPW have evolved over time e.g. from Edition 8 to Edition 11) such 
provisions may be superseded. These aspects can be, and are appropriately covered by the decision-
maker through the pre-application and planning application process.  
 
A future planning application must be accompanied by an ‘Energy Masterplan’ that demonstrates that 
the most sustainable heating and cooling systems have been selected, following the sequential approach 
to identify low carbon heating technologies in accordance with ENT10. 
 
To re-cap, the proposed changes in red text are considered appropriate, and do not materially affect 

the overall requirements of the strategic policy.  
 

Summary 

In light of the above, and the enclosed, we wish to emphasise the support for the allocation as a whole, 
albeit do consider some of the policy wording can, and should be amended to allow flexibility in the 

policy wording which will not undermine or materially impact upon the overall policy objectives. 

Flexibility should also be allowed at this time, as the site will be under-going pre-application dialogue 
with the Local Authority where flexibility in policy wording should be catered for. 

 
The site promoters have provided a significant volume of supporting technical information to confirm 

the site is inherently deliverable, and is committed to preparing an embellished testing layout to support 
pre-application dialogue and the Examination process in due course.  

 

The site promoters fully support the overall allocation, yet suggest appropriate flexibility be built into 
the policy wording as suggested in these written representations.  

 
I hope these representations are welcomed, and we look forward to continuing to discuss these 

comments at the next appropriate stage, in accordance with the LDP timetable.  

 
Yours sincerely, 

Luke Grattarola  

Associate 

Geraint John Planning Ltd. 

 

1248



LDP Rep: 254 

Representor Name: Gareth Barton 

Organisation (if applicable): Turley (On behalf of Ashfield Land) 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID Issues and Drivers  We welcome the recognition in ‘NR1’ that Bridgend acts as a hub 
for services, employment, housing and retail developments.    We also support the 

recognition in ‘NR2’ that Bridgend acts as a major service centre, which should 
continue to perform a greater sub-regional role as an employment and service centre.  
‘LS20’ states that whilst Bridgend town centre is fulfilling its potential as a sub-regional 

centre, it has a lower proportion of comparison units and higher rate of vacant units 
than the UK average.  The Replacement LDP must provide support and flexibility to 
enable Bridgend Town Centre to attract new uses (retail and other appropriate uses) 

and reduce the number of vacant units.  Vision  We support the recognition in the 
‘Spatial Vision’ that Bridgend will remain the principal town, with further growth to build 
on its success as a regional employment, commercial and service centre.  Objectives  
We support ‘OBJ 1a’, which states that Bridgend will be promoted as the Primary Key 

Settlement of the County Borough where major employment, commercial and 
residential development is focused.  We also support ’OBJ 2d’, which seeks to enable 

Bridgend Town Centre to become an attractive and successful regional retail and 
commercial destination within the Cardiff Capital Region which also meets the needs 
of its catchment.  ‘OBJ 3n’ seeks to counter-balance the locally ageing population by 
accommodating sustainable levels of growth to attract and retain economically active 

households.  To support this objective the Replacement LDP must encourage 
attractive and diverse centres, which provide a mix of retail, commercial and leisure 
uses, together with other complementary uses.  This should include new residential 

development within appropriate centres (in particular Bridgend Town Centre). 

254 

 

2: Do you have any comments to make on the growth strategy? 

ID We do not wish to comment specifically on the level of growth proposed as part of the 
strategy.    It is, however, important that the role of diverse and attractive centres in 

achieving the growth strategy is recognised.  Key centres must provide a mix of retail 
and leisure uses, whilst also realising opportunities for wider uses (for example, new 

residential and education related development).  Doing so will help retain/attract 
skilled, economically active households within the County Borough.   Policy SP1 

states that the growth strategy will be enabled through the allocation of Mixed-Use 
Strategic Development Sites (SP2), Housing Sites (COM1) and Employment Sites 
(ENT1).  Other policies within the Replacement LDP also provide an opportunity to 
contribute to the growth strategy.  For example, the regeneration of the Southside 

area in Bridgend Town Centre through Policy ENT6. 

254 

 

3: Do you have any comments to make on the spatial strategy? 

ID We support the identification of Bridgend as the ‘Primary Key Settlement’.  We also 
welcome the acknowledgement in the supporting text (Paragraph 4.3.3) that Bridgend 
has the highest propensity to accommodate sustainable growth in a manner that will 

254 
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both support and build on its success as a regional employment, commercial and 
service centre.    The supporting text (Paragraph 4.3.7) also notes that Bridgend Town 

Centre is at the top of the retail and commercial hierarchy of the County Borough – 
being the only Sub-Regional Centre in the County Borough.  The recognition of the 

important role played by Bridgend Town Centre is welcomed.    Paragraph 4.3.8 
states that the Replacement LDP will enable the ongoing enhancement of Bridgend 
Town Centre through continued conservation-led environmental improvements.  It 

goes on to state that it will also consolidate retail uses along primary frontages, 
expand the range of uses within the town centre (notably increasing commercial 

leisure facilities) and facilitate redevelopment of prominent vacant buildings.  This will 
include extending the primary shopping area boundary to include the redeveloped 
Bridgend Shopping Centre.  Our client owns and manages the Bridgend Shopping 

Centre.  Whilst our client welcomes the recognition that the centre forms an important 
part of the town centre, the Replacement LDP must provide sufficient flexibility to 

ensure its continued success in the short and medium/long term.    In the short term, it 
is important that the identification of a large part of the centre within the Primary 
Shopping Area does not temper the ability to attract new uses and maintain low 
vacancy rates.  In the medium/long term, the Replacement LDP must support 

opportunities to redevelop the centre as part of the comprehensive regeneration of 
the wider area.   The Replacement LDP must ensure that the use of suitable and 

sustainable previously developed land and/or underutilised sites is prioritised when 
developing its spatial strategy.  This should include facilitating opportunities for new 

residential development on suitable brownfield sites within key town centres (in 
particular Bridgend Town Centre). 

 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID No specific comments to make. 

254 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID We support the prioritisation of the re-use of previously developed sites within Policy 
SP6.  The Replacement LDP must encourage and support appropriate previously 

developed/under-utilised sites to come forward, including those within Bridgend Town 
Centre. 

254 

 

6: Do you have any comments to make on the employment strategy? 

ID No specific comments to make. 

254 
 

7: Do you have any comments to make on retail centres and development policies? 

ID Policy SP12  We welcome the identification of Bridgend Town Centre as a ‘Sub-
regional Centre’ – which rightly sits at the top of the defined hierarchy of retailing, 

commercial and service centres.  We also support the commitment to protecting the 
established retail hierarchy (Paragraph 5.4.42) by focusing development on identified 
centres.    Policy SP12 confirms that the centres identified within the hierarchy will be 

a focus for new retail, commercial, leisure, health, community, public services and 

254 
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appropriate employment developments. The wide range of uses identified as being 
appropriate within the defined centres is welcomed.  This recognises that retail and 

commercial centres are highly sustainable locations to shop, socialise, work and 
conduct business.   Policy SP12 fails to acknowledge that defined centres are by their 
nature also highly sustainable places to live.  The supporting text (Paragraph 5.4.40) 

recognises that the co-location of facilities and services within centres will help 
support their long-term health and vitality as convenient and attractive places to live, 

work, shop, socialise, study, access services for health and well-being and to conduct 
business.  The supporting text (Paragraph 5.4.43) also recognises that mixed use 

development, including those with residential provision above ground floors, should 
be encouraged.  There is, however, no reference to residential development within the 

policy itself.  The Replacement LDP should support this opportunity.  It should also 
acknowledge that some groundfloor residential development may be appropriate as 
part of mixed use regeneration schemes.  Whilst the policy supports a wide range of 

uses within defined centres, it also places restrictions on the type of floorpsace 
considered appropriate at groundfloor – to retail, community or commercial (although 
it is noted that Paragraph 5.4.43 refers to retail and/or commercial floorspace only).  
Whilst the general principle of requiring such uses at groundfloor is supported, the 
Replacement LDP should allow sufficient flexibility for other uses to come forward 
where appropriate.   The supporting text (Paragraph 5.4.47) notes that the Retail 

Study identifies that Bridgend Town Centre has a higher proportion of vacancy rates.  
The Study also identified gaps in the range of leisure uses available within the centre.  

The supporting text therefore states that the Replacement LDP will promote more 
flexibility by increasing the range of community, leisure, and social facilities on offer.    
Restrictions to groundfloor uses should not be applied too rigidly – instead allowing 
opportunities for office, leisure, entertainment, cultural and community facilities to 

support the vibrancy, vitality and attractiveness of centres.     Policy ENT6  Our client 
owns and manages the Bridgend Shopping Centre, which is identified as part of a 

wider ‘key site’ (referred to as ‘Southside’) where refurbishment/redevelopment will be 
favoured.  The wider key site also includes land at Cheapside, Brackla Street and the 

Police Station.    Our client welcomes the identification of the Bridgend Shopping 
Centre as part of the Southside regeneration area.  The shopping centre will form a 
key part of any future regeneration plans.  However, the extent of the Southside ‘key 

site’ should be extended to include additional land to ensure the comprehensive 
regeneration of the area.   The boundary of the Southside ‘key site’ should extend 

further to the east – to include additional land off Brackla Street and Cheapside 
(including the existing ALDI store, Brackla Multi-storey Car Park and Brackla House).  

This extended boundary is required to enable the comprehensive mixed use 
regeneration of the area, including the necessary reconfiguration of the existing road 
layout.    The policy confirms that the refurbishment or redevelopment of key sites for 
retail, commercial, leisure, education and other complementary uses will be favoured.  
The breadth of uses identified in Policy ENT6 is welcomed.  Notwithstanding this, we 

would like to see specific reference within Policy ENT6 to other uses that may be 
appropriate as part of any regeneration proposal – in particular residential.  The wider 

Southside site has clear potential to accommodate new residential development.    
Policy ENT6 specifically refers to the provision of 9,900 sq m of retail and food and 

drink uses as part of the Southside key site.  The supporting text (Paragraph 5.4.58) 
also refers to the mixed use regeneration of Southside including 9,990 sq m of 
‘reconfigured and refurbished existing space at the Bridgend Shopping Centre’.    

Whilst our client supports the identification of floorspace for retail and food/drink as 
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part of the regeneration of the Southside area, Policy ENT6 should clearly state that 
other uses would also be appropriate as part of the regeneration proposals (including 

leisure, community, education and residential).    It is important that Policy ENT6 
allows sufficient flexibility in terms of the nature and quantum of floorspace to be 
brought forward as part of any future regeneration plans.  It should not be overly 

prescriptive as this could unduly restrict the ability of future regeneration proposals to 
respond to market demand and the changing nature of town centres.   This is 

supported by PPW (Paragraph 4.3.22), which states that planning authorities should 
not prescribe rigid floorspace limits on allocated sites that would unreasonably inhibit 
the retail industry from responding to changing demand and opportunity.  PPW also 

recognises that mixed use developments, which combine retailing with entertainment, 
restaurants and, where appropriate, residential in a comprehensive and planned way 
should also be encouraged (Paragraph 4.3.34).   The Southside area is identified as a 
‘Retail and Commercial Development Site’ on the Proposals Map.  The Replacement 

LDP should be clear that the Southside area has the potential to accommodate a 
much wider range of uses, including education and residential.    In summary, our 
client welcomes the inclusion of the Bridgend Shopping Centre within the wider 
Southside regeneration site.  However, the policy and supporting text should be 

amended to:   • Extend the boundary of the Southside key site to include additional 
land to the east (at Brackla Street/Cheapside). • Not be overly prescriptive regarding 
the amount and nature of floorspace to be brought forward. • Be sufficiently flexible to 

allow a wide range of uses – including retail, commercial, leisure, education, 
community and residential.    Policy ENT7  Policy ENT7 requires proposals at 

groundfloor to be for Class A1 floorspace – unless specific criteria are met.  The 
supporting text (Paragraph 5.4.62) provides further context – stating that the policy is 

intended to enforce strict criteria to protect the viability and vitality of Primary 
Shopping Areas.    Our client has significant concerns that, as currently worded, the 
policy fails to provide sufficient flexibility regarding the type of uses acceptable within 

Primary Shopping Areas.  Whilst the policy is intended to protect the viability and 
vitality of Primary Shopping Areas, we are concerned that enforcing strict criteria in 

this way could have a negative impact on town centres.  It is vital that the 
Replacement LDP recognises, and reflects, the changing nature of retail and town 
centres, which have moved away from the traditional expectation of the high street.  
Whilst retail uses will generally underpin retail and commercial centres, it is vital that 

centres offer a diverse range of uses.  Attracting a wider range of uses (including 
food/drink and leisure) is crucial to driving up footfall, increasing dwell time and 
extending uses across the day and night.    Our client owns and manages the 

Bridgend Shopping Centre.  A large proportion of the centre is identified as Primary 
Shopping Frontage on the Proposals Map (with two units falling within the Secondary 
Shopping Frontage).  The centre currently has three vacant units.  Whilst the vacant 
units may be occupied by retail uses in the future, the Replacement LDP should not 
unduly restrict other appropriate town centres uses at the ‘Mall Level’ of the centre.  

This would be overly restrictive and would most likely result in units remaining vacant, 
rather than being let.  The centre currently comprises a mix of Class A1, A2 and A3 
uses at ground floor level.  A unit at the ‘Plaza Level’ has also been let to a D2 gym 

use.  Moving forward, it should remain acceptable to let vacant units within the centre 
for other appropriate town centre uses, such as food/drink, leisure and services.  As 

recognised by the Retail Study, such uses are capable of driving footfall and 
improving the vitality and vibrancy centres.  In light of the above, Policy ENT7 should 

be amended to provide greater flexibility when attracting new occupiers to town 
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centres.  We recommend that Criterion (1) and (2) are deleted from Policy ENT7.  
This would still retain a degree of control over non-A1 uses, but would provide greater 

flexibility and allow uses to be considered on a case by case basis.  Criterion 4 (as 
per the current policy) would still require proposals to demonstrate that the vitality, 
viability and character of the centre is not harmed.  The other criteria (currently (3) 

and (5) would ensure that proposals do not create dead frontages or give rise to other 
issues (including traffic, amenity etc).  This approach would also be more in line with 

that proposed in relation to Secondary Shopping Areas.    For clarity, the 
Replacement LDP should acknowledge that part of the defined Primary Shopping 

Area within Bridgend Town Centre forms part of the Southside key site (under Policy 
ENT6).  The extent/location of the Primary Shopping Area will need to be reviewed as 
this scheme progresses.    Please note - comments re: Policy ENT7/ENT8 are made 

at the end of this form due to space limitations 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID No specific comments to make. 

254 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID Policy SP18: Conservation of the Historic Environment  The policy states that there is 
a general presumption in favour of the preservation or enhancement of the 

significance of historic assets and their settings (including Archaeologically Sensitive 
Areas and Archaeological Remains).  The Proposals Map confirms that parts of 

Bridgend Town Centre are designated as ‘Sites or Areas of Archaeological 
Significance’.  This includes part of the Southside regeneration area.  In such cases it 

is important that Policy SP18 allows sufficient flexibility for any future regeneration 
proposals to carefully consider archaeology as part of the design process, rather than 

necessarily requiring preservation/enhancement in situ. 

254 

 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID No specific comments to make. 

254 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID No specific comments to make. 

254 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID No specific comments to make. 

254 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID No specific comments to make. 
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254 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Policy ENT8: Non A1, A2 and A3 Uses Outside of Primary Shopping Areas  It is 
assumed that Policy ENT8 is intended to apply to Secondary Shopping Areas.  If so, 

the policy is less flexible than the criteria based approach set out in Policy ENT7.  
Policy ENT7 allows for non-Class A1, A2 or A3 uses within Secondary Shopping 
Areas subject to meeting two criteria.  In comparison, Policy ENT8 restricts the 

change of use (to non-Class A uses) of groundfloor units where it would result in the 
loss of existing Class A1 floorspace.  Policy ENT7 does not explicitly restrict the 

change of use of units within Secondary Shopping Areas where it would involve the 
loss of existing Class A1 floorspace.  Policy ENT9: Retail Development Outside of 

Retail and Commercial Centres  Our client supports the recognition in the supporting 
text to Policy ENT9 (Paragraph 5.4.69) that new proposals for retail development 
should be focused on locations within the retail hierarchy.    We also support the 

requirement for any further expansion of the Bridgend Designer Outlet Village to be 
subject to compliance with the uses specified by the Section 106 agreement. 

254 
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LDP Rep: 1213 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

1213 
 

2: Do you have any comments to make on the growth strategy? 

ID  

1213 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

1213 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

1213 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

1213 
 

6: Do you have any comments to make on the employment strategy? 

ID  

1213 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1213 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

1213 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  

1255



1213 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1213 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

1213 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1213 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

1213 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID I write as a local resident and owner of part of the Strategic Site – West Bridgend 
which is being promoted by Llanmoor Development Co.Ltd.  I have some 

understanding of the planning process and the need for BCBC to produce a 
Replacement or Review of their Local Development Plan. This requires the 

identification of sites for all land uses, including housing, employment, infrastructure, 
community uses, retail etc, so as to meet the needs of the future generations of 

Bridgend and surrounding areas.   I have noted from my reading of the extensive 
background papers which support this Plan, how much work and detailed assessment 

goes into the selection of sites to meet the many and various criteria necessary to 
comply with sustainability, environment, placemaking and then all the technical issues 
which arise relating to each individual site. My understanding is that the submission of 

the West Bridgend site followed the appropriate assessment process. All the 
necessary technical reports have accompanied the submission of this candidate site 
through the LDP Review process and accordingly has been deemed to comply with 
the necessary policy requirements and duly included within the Deposit Consultation 

Document as an allocation for housing together with a primary school, community hub 
and extensive areas of Green Infrastructure, as well as providing public access 
throughout the site, which currently is clearly private property and connecting 

numerous areas of green space, parks and play areas. The site will also make 
provision for housing that is affordable including 170 units.   I am aware of the detailed 

analysis that has gone into the Llanmoor submission, and it is therefore with great 
frustration that I read the content of the template letter being circulated by local 

councillors in opposition to this proposed allocation. The location of housing is I am 
told, according to them very controversial and nobody wants the allocation of extra 

housing near them, but indeed they are happy to have access to my agricultural land 
for exercising their dogs and often not limiting this to the public rights of way!  The 

1213 
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template objection letter contains many inaccuracies and clearly demonstrates that 
the majority of technical reports that accompanied the submission of my sites, have 

not been read, even though those councillors have access to the information. There is 
surely a duty on our elected members to take an impartial stance, certainly at the 

outset of this Consultation process and weigh up the facts, not the anti-development 
rhetoric that is being circulated. It is clear they have prejudged and incited others to 

comment on their factually incorrect template objection.   I therefore urge officers and 
members to take a balanced view of sites for inclusion in the LDP Review and base 

these choices on facts, sound informed opinions and material planning 
considerations. 
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LDP Rep: 1215 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

1215 
 

2: Do you have any comments to make on the growth strategy? 

ID  

1215 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

1215 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

1215 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

1215 
 

6: Do you have any comments to make on the employment strategy? 

ID  

1215 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1215 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

1215 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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1215 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1215 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

1215 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1215 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

1215 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID I write as a local resident and owner of part of the Strategic Site – West Bridgend 
which is being promoted by Llanmoor Development Co.Ltd.  I have some 

understanding of the planning process and the need for BCBC to produce a 
Replacement or Review of their Local Development Plan. This requires the 

identification of sites for all land uses, including housing, employment, infrastructure, 
community uses, retail etc, so as to meet the needs of the future generations of 

Bridgend and surrounding areas.   I have noted from my reading of the extensive 
background papers which support this Plan, how much work and detailed assessment 

goes into the selection of sites to meet the many and various criteria necessary to 
comply with sustainability, environment, placemaking and then all the technical issues 
which arise relating to each individual site. My understanding is that the submission of 

the West Bridgend site followed the appropriate assessment process. All the 
necessary technical reports have accompanied the submission of this candidate site 
through the LDP Review process and accordingly has been deemed to comply with 
the necessary policy requirements and duly included within the Deposit Consultation 

Document as an allocation for housing together with a primary school, community hub 
and extensive areas of Green Infrastructure, as well as providing public access 
throughout the site, which currently is clearly private property and connecting 

numerous areas of green space, parks and play areas. The site will also make 
provision for housing that is affordable including 170 units.   I am aware of the detailed 

analysis that has gone into the Llanmoor submission, and it is therefore with great 
frustration that I read the content of the template letter being circulated by local 

councillors in opposition to this proposed allocation. The location of housing is I am 
told, according to them very controversial and nobody wants the allocation of extra 

housing near them, but indeed they are happy to have access to my agricultural land 
for exercising their dogs and often not limiting this to the public rights of way!  The 

1215 
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template objection letter contains many inaccuracies and clearly demonstrates that 
the majority of technical reports that accompanied the submission of my sites, have 

not been read, even though those councillors have access to the information. There is 
surely a duty on our elected members to take an impartial stance, certainly at the 

outset of this Consultation process and weigh up the facts, not the anti-development 
rhetoric that is being circulated. It is clear they have prejudged and incited others to 

comment on their factually incorrect template objection.   I therefore urge officers and 
members to take a balanced view of sites for inclusion in the LDP Review and base 

these choices on facts, sound informed opinions and material planning 
considerations. 

1260



LDP Rep: 407 

Representor Name: Nick Heard 

Organisation (if applicable): Savills (on behalf of HD Ltd) 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID N/A 

407 
 

2: Do you have any comments to make on the growth strategy? 

ID Policy SP1: Regeneration and Sustainable Growth Strategy This is a strategic level 
policy which sets out the growth strategy for BCBC. With regards to housing, a 

requirement of 7,575 homes is identified, on top of which a 20% flexibility allowance  
is made. The setting of the housing requirement follows the guidance set out in 

Paragraph 4.2.6 of Planning  Policy Wales in that it makes use of household 
projections and has been robustly considered as part of the  consultation on the 

Preferred Strategy. The identified housing requirement is supported by HD Ltd. At 
Preferred  Strategy stage HD Ltd lobbied for a robust flexibility allowance on top of the 
housing requirement as, despite the  adopted LDP incorporating a 10% buffer, there 
has been an under-delivery of housing as certain sites have not  been delivered. HD 
Ltd therefore support the use of a larger flexibility allowance of 20%.  Next, the policy 

identifies a total of four Regeneration Growth Areas and three Sustainable Growth 
Areas which  are to be the focus for regeneration and sustainable growth. It is evident 

that these have been informed by the  settlement hierarchy set out in Policy SF1 
(which in turn is determined by the range of facilities, access to services,  and 
connectivity), the Bridgend Settlement Assessment (2019), and the strategic 

approach that the LDP is to  take. The designation of Bridgend as a Sustainable 
Growth Area and the inclusion of “Land South of Bridgend  (Island Farm)” within it is 
supported by HD Ltd.  Support: Policy SP1 is supported.  Policy SP6: Sustainable 
Housing Strategy This policy sets out the strategic approach to housing, identifying 
the housing requirement and the proposed  before, before outlining how this will be 

delivered.  As per HD Ltd’s comments with regards to SP1 (Regeneration and 
Sustainable Growth Strategy), the proposed  housing requirement and associated 
flexibility allowance is supported.  The delivery of the Strategic Sites is identified as 

one of six elements of the Sustainable Housing Strategy and the  support given to the 
delivery of these sites is supported by HD Ltd.  As well as “Land South of Bridgend 

(Island Farm)”, HD Ltd is promoting the “Craig-Y-Parcau” site to the south of  
Bridgend. The third bullet point makes reference to “Edge of Settlement Sites” which 
are defined in Paragraphs  4.3.57 and 4.3.58 but are not included within the table or 

text at Policy COM1 (Housing Allocations) being instead  noted as “Housing 
Allocations”. There is a need for consistency on how these sites are described 

throughout the  Deposit LDP but it is also suggested that a replacement third bullet 
point is added as follows: “3) Enable Edge of Settlement Sites within, and on the edge 

of, established settlements Support the  delivery of the “Housing Sites” that are 
identified in Policy COM1”; Linked to HD Ltd’s comments on Policy SF1 (Settlement 

Hierarchy and Urban Management), there is a  requirement for settlement boundaries 
to be extended to include the Strategic Allocations (and proposed  allocations) so as 

407 
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not to result in a conflict with the second paragraph of Policy SP6 (Sustainable 
Housing Strategy)  which resists residential development outside of settlement 

boundaries.  Change sought: Revise policy SP6 wording as above, refer to the “Edge 
of Settlement sites” as “Housing  Allocations”, and include allocated sites within 

settlement boundaries. 
 

3: Do you have any comments to make on the spatial strategy? 

ID SP2: Regeneration Growth Area and Sustainable Growth Area Strategic Allocations 
This policy builds on Policy SP1 (Regeneration and Sustainable Growth Strategy) by 
identifying Strategic  Allocations for the four Regeneration Growth Areas and three 

Sustainable Growth Areas. HD Ltd support the  identification of “Land South of 
Bridgend (Island Farm)” as a Strategic Allocation within the Bridgend Sustainable  

Growth Area. HD Ltd have specific comments on the wording supporting the strategic 
policy itself and these are  provided elsewhere within this response.  Support: Policy 

SP2 is supported. 

407 

 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID SP3: Good Design and Sustainable Place Making  This policy is the strategic design 
policy for the Deposit LDP. It is notable that, with regards to certain design  

consideration, much of Policy SP3 states that applicants “must…”, which differs in 
tone to PPW which, in many  cases, used the terminology “should…”. It is therefore 

suggested that the tone of Policy SP3 responds to the  approach taken in PPW. 
Detailed comments on PLA2 are set out further below. 

407 

 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID N/A 

407 
 

6: Do you have any comments to make on the employment strategy? 

ID N/A 

407 
 

7: Do you have any comments to make on retail centres and development policies? 

ID N/A 

407 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID SP4: Mitigating the Impact of Climate Change This policy outlines how development 
should mitigate against the impact of climate change, listing seven means  that this 

can be done. The second and fourth criteria encourages development to be “low/zero” 
carbon. There  is a requirement for the wording to be amended so that it is clear that it 

is not setting a requirement for  developments to be net zero carbon and instead to 
consider options for the use of construction techniques that  mitigate the impact of 

407 
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climate change.  It is therefore suggested that this policy reads:  “All development 
proposals mustshould make a positive contribution towards tackling the causes of, 

and  adapting to the impacts of Climate Change. Means of achieving this may include: 
1) Having a location and layout which reflects sustainable transport and access 

principles,  thereby reducing the overall need to travel (active travel); 2) Having low / 
zero carbon energy requirements by reducing energy demand, and promoting  energy 

efficiency; 3) Utilising low carbon, local materials and supplies (adopting circular 
economy principles); 4) Encouraging the development of renewable and low/zero 

carbon energy generation; 5) Having a design, layout and landscaping which: (i) helps 
wildlife and habitats to adapt to the  changing climate; (ii) assists cooling of the urban 
environment, including the use of passive  building techniques where appropriate; 6) 
Using resources more efficiently, including averting waste generated from demolition 
and  minimising waste water use and pollution; 7) Directing development away from 

flood risk areas, and avoiding development that increases  the risk of flood and 
coastal erosion, including through the deployment of sustainable urban  drainage 
systems where relevant. All applications for development proposals must clearly 

demonstrate how they contribute to climate  change mitigation and adaption.” 
Changes sought: amend policy wording of SP4 as above. 

 

9: Do you have any comments to make on the natural and built environment policies? 

ID N/A 

407 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID N/A 

407 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID N/A 

407 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID N/A 

407 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID Refer to accompanying form 

407 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID refer to accompanying form 

407 
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Dear Mr Smith, 
 
BRIDGEND COUNTY BOROUGH LOCAL DEVELOPMENT PLAN (2018 – 2033) DEPOSIT 
CONSULTATION DOCUMENT – COMMENTS ON BEHALF OF HD LTD 
 
HD Ltd is the owner and promoter of the Land South of Bridgend (Island Farm), proposed for allocation as the 
Bridgend Sustainable Growth Area in the deposit plan under policy PLA2 and the Craig y Parcau site 
(COM1(2)). HD Ltd has worked proactively with BCBC having provided a package of technical documentation 
to demonstrate that both of the sites are deliverable, sustainable, and viable. Likewise, HD Ltd have provided 
further supporting information with regards to the capacity of the two sites, the timescales for their delivery, and 
how they align with the housing trajectory for BCBC.  
 
HD Ltd supports the proposed allocation of each site within the revised LDP deposit and wishes to work with 
BCBC to provide support to the submission and examination process to cement the allocations within the 
adopted version of the LDP. To that end, support, comments and suggested revisions are set out to ensure 
that the allocations are robust and can be delivered in an effective manner, and without tension with other 
polices within the plan or with national policy  or guidance. 
 
Comments and suggestions are set out on the policies that specifically allocate the sites and the policies that 
will be relevant to any planning applications on the sites in the future. 
 
Yours sincerely 

 

Nick Heard 
Senior Planner 
 

27 July 2021 
 
 
 
Strategic Planning Team 
Bridgend County Borough Council 
Civic Offices 
Angel Street 
CF31 4WB 
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LDP Rep: 1221 

Representor Name: Anne Llewellyn  

Organisation (if applicable): Watts & Morgan 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

1221 
 

2: Do you have any comments to make on the growth strategy? 

ID  

1221 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

1221 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

1221 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

1221 
 

6: Do you have any comments to make on the employment strategy? 

ID  

1221 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1221 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

1221 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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1221 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1221 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

1221 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1221 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID As an established firm of Estate Agents and Chartered Surveyors dating back to 1857 
with offices based in Cowbridge, Bridgend and Penarth, Watts & Morgan LLP are 
clearly interested in the Replacement Local Development Plan (RLDP) which is 

currently out for consultation. The plan discusses in detail the visions and objectives 
of Bridgend County Borough Council, regarding areas such housing. In practice we 

support the RLDP’s preferred strategy for housing to the west of Bridgend and are in 
fact in full support of the proposals made by Llanmoor- Homes, who are seriously 
looking at this site, as a possible development site. As a firm of Estate Agents and 

Chartered Surveyors Watts & Morgan LLP fully appreciate and understand the 
planning process and the need for Bridgend County Borough Council to produce a 

replacement or review of their current Local Development Plan. This will clearly 
require the identification of sites for various land uses, including housing, 

employment, infrastructure, community uses and retail etc., in order that the future 
needs of Bridgend and its surrounding inhabitants can be met. As a practice we have 
looked at the extensive background papers that support the RLDP and are fully aware 

and appreciate how much work and detailed assessment goes into the selection of 
various Candidate Sites (such as the land west of Bridgend), which particularly look at 

placemaking and all those associated technical issues which may be related to a 
particular proposal, while achieving the necessary economical and spatial outcomes 
as proposed by Bridgend County Borough Council.  Watts & Morgan understand that 

the submission of land to the west of Bridgend as a Candidate Site would have 
followed an appropriate assessment process. All the necessary technical reports 

would have accompanied the submission of this Candidate Site through the RLDP 
review process and accordingly would have been deemed to comply with all the 
necessary policy requirements which have been duly included within the Deposit 

Consultation Document, as an allocation for housing together with the proposal of a 
primary school, community hub and extensive areas of green infrastructure, as well as 

providing public access throughout the site which is currently privately owned to 
numerous areas of green space, parks and play areas. The site we understand will 

make provision for affordable housing of approximately 170 units. The proposed 
RLDP vision explains that the county borough is undergoing incremental, long term 
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socio-economic renewal such that Bridgend’s RLDP should support existing 
regeneration efforts and further growth without imposing fundamental change. Watts 

& Morgan LLP feel that the newly proposed RLDP vision sets out clearly and 
appropriately addresses the key spatial challenges and opportunities facing the 

county borough, including existing economic strengths in advanced manufacturing 
and the need for improved infrastructure, the need for new employment opportunities 
and the decarbonisation of key sectors, each of which will have spatial implications to 
deliver sustainable economic growth. The proposed RLDP vision therefore calls for 

Bridgend, Porthcawl, Maesteg and Llynfi Valley to accommodate the majority of 
growth, while having distinct roles within a coherent network of settlements.  Watts & 

Morgan LLP fully support the proposals underlined in the new RLDP which is currently 
at consultation as we feel that there is a need to support economic growth while 

recognising that the proposed approach will maximise positive wellbeing outcomes 
and help to protect environmentally sensitive areas. Watts & Morgan are aware of the 

detailed analysis that has gone into the Llanmoor solution, and fully endorses their 
proposals. As a high-level statement focused around using placemaking to achieve 

regeneration and economic growth Watts & Morgan LLP feel that the RLDP’s vision is 
likely to support a greater emphasis on the delivery of a refreshed spatial strategy and 
place-based policies within the emerging RLDP rather than the existing adopted LDP, 

which would enhance local distinctiveness and the ability to meet the differential 
needs of communities such as Bridgend. Watts & Morgan LLP therefore feel that the 
proposed RLDP vision is both appropriate and compatible with achieving sustainable 
development especially in relation to its housing proposals for land west of Bridgend. 

Watts & Morgan LLP feel that the proposed area west of Bridgend is an extremely 
good site for redevelopment which if delivered, all of the requisite environmental and 
sustainable targets that have been outlined and stated by Bridgend County Borough 

Council would be met. Watts & Morgan LLP note the need for new housing in the area 
of Bridgend and especially in relation to the ever-growing young population in the 

Vale of Glamorgan.  In conclusion Watts & Morgan LLP feel that the RLDP provides a 
sufficient quantum and range of good quality and affordable housing and sustainable 
locations such as that proposed for the land west of Bridgend and that if allowed to 

take place will meet and satisfy a larger number of local and regional needs.  Watts & 
Morgan LLP has always finally identified itself with the visionary needs and socio-

economic, environmental, cultural and infrastructure changes that are required to take 
place from time to time in specific places within the Bridgend County Borough area as 

determined by the needs of an ever-growing population. If we can be of any further 
assistance, then please do not hesitate to contact us. 

 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID  
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LDP Rep: 222 

Representor Name: Simon Barry 

Organisation (if applicable): Boyer on behalf of Bellway Homes 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID Bellway agree that the key issues and drivers, vision and objective identified in the 
RLDP has been positively prepared. It sets out how places are expected to change in 
land use terms to accommodate development needs over the plan period as set out 
within legislation and national policy and guidance, whilst also clearly identifying the 

relevant evidence base used to formulate the emerging plan and how this has 
evolved since the Preferred Strategy (PS). A main observation with the evidence 

used, is that the references should be amended where the evidence base has been 
updated since the Preferred Strategy (PS) consultation.   Bellway support the 

recognition that Pyle/Kenfig Hill/ North Cornelly act as hubs for services, employment, 
housing and retail development. Whilst grouped together, Bellway agrees that North 

Cornelly does have a pivotal position in spreading prosperity to the surrounding 
community.   In particular, Bellway support the delivery of housing at North Cornelly in 

accordance with the findings of the Settlement Assessment (2019, revised in 2021) 
which recognises that together Pyle, Kenfig Hill and North Cornelly have overlapping 

catchment areas and residents from these areas would have easy access to the 
services on offer across the broader vicinity. Furthermore, the Local Housing Market 
Assessment (LHMA) (2021) identifies that most of the population growth is expected 
to be within established settlements which includes North Cornelly, where growth can 
be accommodated in a sustainable manner. The LHMA also identified a relatively high 
unmet need for affordable housing units. Bellway consider that the land at Heol Fach, 

North Cornelly would deliver both market and affordable housing in a sustainable 
manner to support the expected growth identified by the LHMA. 

222 

 

2: Do you have any comments to make on the growth strategy? 

ID Bellway supports the approach taken by the Council in delivering a Regeneration and 
Sustainable Growth Strategy outlined in Policy SP1 as it delivers additional growth to 
existing settlements in a sustainable manner allowing the County to prosper. Bellway 
supports the identification of North Cornelly as part of the Pyle, Kenfig Hill and North 

Cornelly Sustainable Growth Area (SGA). However, the order in which the growth 
areas are listed for regeneration and sustainable development should reflect the 
settlement hierarchy in terms of scale, role and function as set out in Policy SF1: 

Settlement Hierarchy and Urban Management. This was previously done in the PS 
consultation document.      Bellway supports the findings of the Settlement 

Assessment in terms of the grouped settlements of Pyle/ Kenfig Hill/North Cornelly 
being identified as a main settlement. The Full Sustainability Appraisal of the Deposit 

Plan confirms that SGAs include settlements most conductive to logical expansion 
through delivery of under-utilised sites within their functional area / on their periphery. 
In this context, Bellway consider land at Heol Fach as a logical location for expansion 
on the periphery of North Cornelly and recommend the site should be allocated in the 
final RLDP. Bellway supports the identification of Pyle, Kenfig Hill and North Cornelly 
as a main settlement and consider the allocation of land at Heol Fach would assist in 
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maintaining the settlements role and function as a main settlement.   In order to 
deliver the growth strategy, Bellway strongly recommends land at Heol Fach should 
be allocated for residential development as the site is capable of being delivered in 
the first phase of the RLDP period which will strengthen its main settlement role and 

function whilst delivering the growth strategy identified in the RLDP. Further 
comments relative to the allocation of land at Heol Fach are made under the 

appropriate heading within these written representations. 
 

3: Do you have any comments to make on the spatial strategy? 

ID Bellway supports the spatial strategy set out in Policy SP1 in terms of delivering a 
Regeneration and Sustainable Urban Growth Led Strategy (Option 4) as 

recommended in the Spatial Strategy Options Background Paper and findings of 
relevant up-to-date evidence.   Bellway are in agreement that growth should be 
channelled towards settlements in recognition of their position in the settlement 
hierarchy as recognised within the Background Paper to the Spatial Strategy. 

Furthermore, Bellway support the findings of the Sustainability Appraisal Summary for 
Option 4 in terms of major settlements which include North Cornelly being most able 

to accommodate strategy scale housing growth and thus capable of implementing the 
preferred growth level.    Bellway note from a review of evidence base documents 

which support that the spatial distribution of housing that: 1. The Settlement 
Assessment considers the grouped settlements of Pyle/ Kenfig Hill/ North Cornelly  to 
be a main settlement (Tier 2);  2. The LHMA recognises growth at main settlements, 
including North Cornelly and a significant shortfall of affordable housing;  3. The Plan 
Wide Viability Assessment provides an analysis of the plan wider viability which aside 
from Llynfi, Ogmore and Garw Valleys all sites are considered viable based against 

varying levels of affordable housing provision, and  4. The Background Paper to 
Minimising the Loss of BMV Agricultural Land confirms that there are low quantities of 
BMV across Stage 2 Candidate Sites within Pyle, Kenfig Hill and North Cornelly which 

is a key factor in developing the spatial strategy.   In regard to the above, and 
specifically with the land at Heol Fach in mind, Bellway have submitted viability 

evidence to demonstrate that the deliverability of housing on land at Heol Fach to be 
viable and should be allocated within the final version of the RLDP. Whilst it is 

appreciated that the viability evidence publically available relates to the plan wide 
viability Bellway draw the Council’s attention to the viability credentials of the land 

Heol Fach which should not be dismissed. In addition, as part of the technical 
information submitted to the Candidate Sites Stage 2 and PS consultation, the 

development of housing on land at Heol Fach will not result in the loss of BMV as 
almost all of the site is identified on Version 2 of the Predictive Agricultural Land 

Classification (ALC) Map as subgrade 3b, with the potential for some grade 2 
although considered limited.  Whilst Bellway support the level of housing distributed to 
Pyle, Kenfig Hill and North Cornelly as set out in Table 6, Land East of Pyle should be 
deallocated as the level of growth is a Strategic Development Plan (SDP) issue and is 

considered premature to be allocated through the RLDP. Further comment on this 
point is provided under the appropriate heading. 
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4: Do you have any comments to make on design and sustainable placemaking policies? 

ID Policy PLA5: Land East of Pyle, Pyle, Kenfig Hill and North Cornelly Sustainable 
Growth Area   Bellway provides comments on the proposal on Land East of Pyle in 
relation to the key proposals for Porthcawl, Pyle and North Cornelly.  As outlined at 
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the start of this representation, Bellway strongly objects to the inclusion of Land East 
of Pyle being included as an allocation and recommend that for the RLDP to be sound 
it should be deallocated and removed from the final version of the Plan.   Aside from 

the recommendation that the site should be deallocated, Bellway consider the 
allocation of 2,000 dwellings to be a strategic matter that should be considered as part 

of SDP. 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

222 
 

6: Do you have any comments to make on the employment strategy? 

ID  

222 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

222 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

222 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  

222 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

222 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID Please refer to Boyers written representations on behalf of Bellway Homes for a 
detailed response. 222 

 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

222 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 
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ID  

222 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Range of Housing Allocations – Edge of Settlement  Policy SP6: Sustainable Housing 
Strategy  Bellway support the Sustainable Housing Strategy set out in Policy SP6, in 

particular the provision for 9,207 homes. Accordingly, the housing requirement of 
7,575 homes is considered to be a minimum requirement. Bellway agree development 

should be distributed in accordance with the regeneration and sustainable growth 
strategy provided in Policy SP1 to ensure an appropriate and sustainable supply of 
housing. As such, Bellway consider it appropriate for the housing strategy to enable 
edge of settlement sites within, and on the edge of, established settlements such as 
land at Heol Fach at North Cornelly to deliver sustainable housing.   Policy COM1: 
Housing Allocations In order to deliver the housing strategy outlined in Policy SP6, 
Bellway consider the land at Heol Fach should be allocated as a housing allocation 
under Policy COM1 not only because it is a logical, sustainable location for growth, 

but its potential to fulfil a housing shortfall if Land East of Pyle is not allocated or 
experiences delays in delivery due to landownership issues, the technical flaws 

identified with the Sustainability Appraisal and highway concerns detailed elsewhere 
within Bellway’s representations. The allocation of land at Heol Fach is developer led, 

viable and capable of being delivered within the first five years of the plan period 
which is a quicker delivery timescale compared to the strategic sites and housing 

allocations currently identified under Policy COM1.   It is also noted that Policy COM1 
provides a summary of the details for the new specific site allocations for the RLDP.  

Specifically, Land East of Pyle is identified to provide 1,057 units, with 300 affordable 
units being delivered within the RLDP. Whilst this seems to be clear that 300 

affordable units will be provided within the RLDP period this certainty should be 
reflected in Policy PLA5 to ensure all 300 affordable units are delivered within in the 

RLDP period.   In addition, it is noted that the Local Housing Market Assessment 
(2021) identified a total affordable housing need of 5,134 dwellings. Table 15 

identifies a total need of 706.10 dwellings for Pyle, Kenfig and Cornelly Housing 
Market Area. In light of the total need identified within the LHMA compared against 
the proposed 300 affordable units it is not clear where the remainder 406 affordable 
dwellings are going to be provided to meet the affordable housing need identified in 
the Council’s evidence base. Bellway confirm that the allocation of land at Heol Fach 

would provide a further 38 affordable dwellings towards meeting the identified 
affordable housing need in the RLDP. Notwithstanding, clarification should be 

provided as to where the other affordable housing provision will be made within the 
Pyle, Kenfig and Cornelly Housing Market Area.          Policy COM3: On-site 

Affordable Housing Bellway notes that there is a 0% target affordable housing 
contribution identified for Pyle, Kenfig Hill and North Cornelly Housing Market Area 
(HMA) under Policy COM3 and that the allocation for land East of Pyle has a 15% 

target affordable housing contribution which have been identified having regard to the 
Local Housing Market Assessment, the Plan Wide Viability Assessment and site 
specific viability testing. If allocated, Bellway are supportive of a 15% affordable 

housing target and are in agreement that affordable housing should be delivered on-
site in the first instance.   Summary Overall Bellway are in support of the 

Regeneration and Sustainable Urban Growth Led Strategy and level of housing 
proposed set out in the RLDP. However, Bellway strongly object to the allocation of 
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land east of Pyle and consider it fails Test 3 of the Council’s own Tests of Soundness. 
The proposed allocation will not deliver. It is not realistic or appropriate and is not 
founded on a robust and credible evidence base. Therefore it renders the RLDP 

unsound. Bellway recommend the land east of Pyle to be deallocated for the reasons 
outlined in these representations.   Bellway consider the omission of land at Heol 
Fach as an allocation to be unsound as it fails Tests 2 and 3 of the Council’s own 

Tests of Soundness. The housing allocations in Pyle should be robust and flexible to 
comply with the national standards in PPW. Furthermore, there needs to be a 

reasonable level of flexibility within the plan to allow the identified housing 
requirement to meet the local needs in Pyle/North Cornelly and to deliver the housing 
trajectory.   Further justification and robust evidence has been provided to address the 
reasons for land at Heol Fach not being progressed forward as an allocation.  Bellway 
strongly recommend land at Heol Fach is allocated as a reasonable alternative to land 
east of Pyle, not least because it is a developer led site which is capable of delivering 

much needed market and affordable housing in the early stage of the RLDP plan 
period. Plus it is in a sustainable location adjacent to the settlement edge of North 

Cornelly within the Pyle/ Kenfig Hill/ North Cornelly SGA. 
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27July 2021 
Our Ref: 18.8505  
 
 

Bridgend County Borough Council 

Civic Offices 

Angel Street 

CF31 4WB 

 
By email: consultation@bridgend.gov.uk 
 
 
 

Dear Sir / Madam 

Bridgend LDP 2018-2033 Deposit Consultation Document 

Representation on behalf of Bellway Homes  

Land at Heol Fach, North Cornelly  

 

We are pleased to submit this representation on behalf of Bellway Homes (‘Bellway’) in response to 

the current consultation on the Bridgend County Borough Local Development Plan (LDP) 2018-2033 

Deposit Consultation Document (DCD). 

 

The land at Heol Fach, North Cornelly has continuously been promoted throughout the development 

plan process from the Candidate Site submission in 2018 by Bellway (Ref. 222.C1) followed by 

representations to the Preferred Strategy (PS) consultation in 2019. The land at Heol Fach, North 

Cornelly extends 10.15ha and is capable of delivering approximately 255 dwellings, 2.19 ha of open 

space and landscaping (net density of 35 dwellings per hectare). Bellway control the land and consider 

the site should be allocated to deliver housing in the early phase of the Replacement Local 

Development Plan (RLDP). Bellway consider the omission of Heol Fach as a housing allocation results 

in the RLDP being unsound as it fails the Council’s own Test of Soundness in respect of: 

 Test 2 the housing allocations in Pyle are not sufficiently robust or flexible to ensure 

compliance with national policy as set out in Planning Policy Wales (PPW), and 

 Test 3 in omitting land at Heol Fach as a housing allocation does not provide a reasonable 

level of flexibility to allow the Deposit Plan to deal with the housing requirement to meet local 

needs in Pyle/North Cornelly. 

From the outset Bellway strongly objects to the inclusion of Land East of Pyle as an allocation under 

emerging Policy PLA5. As far as Bellway are aware the site is not being promoted by all landowners, 

there is no confirmation of a developer being engaged to take the site forward and there are 

fundamental technical matters and unknown infrastructure costs that render the proposal unviable and 

undeliverable. Bellway consider the inclusion of Land East of Pyle under Policy PLA5 not to be found 

upon robust and credible evidence and therefore the RLDP is considered unsound as it fails the 
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Council’s own Test of Soundness in respect of Test 3. Specifically, the proposed allocation will not 

deliver. It is not realistic or appropriate and is not founded on a robust and credible evidence base. 

Fundamentally, it renders the RLDP unsound. 

 

As a result. Bellway strongly recommends Land East of Pyle should be deallocated to enable viable 

and deliverable alternatives, such as land at Heol Fach, to be allocated in the final version of the 

RLDP. In this context, our representation to the DCD are set out below.  

 

Do you have any comments to make on the key issues and drivers, vision and objective of the 

Deposit Replacement Local Development Plan? 

 

Bellway agree that the key issues and drivers, vision and objective identified in the RLDP has been 

positively prepared. It sets out how places are expected to change in land use terms to accommodate 

development needs over the plan period as set out within legislation and national policy and guidance, 

whilst also clearly identifying the relevant evidence base used to formulate the emerging plan and how 

this has evolved since the Preferred Strategy (PS). A main observation with the evidence used, is that 

the references should be amended where the evidence base has been updated since the Preferred 

Strategy (PS) consultation.  

 

Bellway support the recognition that Pyle/Kenfig Hill/ North Cornelly act as hubs for services, 

employment, housing and retail development. Whilst grouped together, Bellway agrees that North 

Cornelly does have a pivotal position in spreading prosperity to the surrounding community.  

 

In particular, Bellway support the delivery of housing at North Cornelly in accordance with the findings 

of the Settlement Assessment (2019, revised in 2021) which recognises that together Pyle, Kenfig Hill 

and North Cornelly have overlapping catchment areas and residents from these areas would have 

easy access to the services on offer across the broader vicinity. Furthermore, the Local Housing 

Market Assessment (LHMA) (2021) identifies that most of the population growth is expected to be 

within established settlements which includes North Cornelly, where growth can be accommodated in 

a sustainable manner. The LHMA also identified a relatively high unmet need for affordable housing 

units. Bellway consider that the land at Heol Fach, North Cornelly would deliver both market and 

affordable housing in a sustainable manner to support the expected growth identified by the LHMA.  

 

Do you have any comments to make on the growth strategy? 

 

Bellway supports the approach taken by the Council in delivering a Regeneration and Sustainable 

Growth Strategy outlined in Policy SP1 as it delivers additional growth to existing settlements in a 

sustainable manner allowing the County to prosper. Bellway supports the identification of North 

Cornelly as part of the Pyle, Kenfig Hill and North Cornelly Sustainable Growth Area (SGA). However, 

the order in which the growth areas are listed for regeneration and sustainable development should 

reflect the settlement hierarchy in terms of scale, role and function as set out in Policy SF1: Settlement 

Hierarchy and Urban Management. This was previously done in the PS consultation document.     

 

Bellway supports the findings of the Settlement Assessment in terms of the grouped settlements of 

Pyle/ Kenfig Hill/North Cornelly being identified as a main settlement. The Full Sustainability Appraisal 
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of the Deposit Plan confirms that SGAs include settlements most conductive to logical expansion 

through delivery of under-utilised sites within their functional area / on their periphery. In this context, 

Bellway consider land at Heol Fach as a logical location for expansion on the periphery of North 

Cornelly and recommend the site should be allocated in the final RLDP. Bellway supports the 

identification of Pyle, Kenfig Hill and North Cornelly as a main settlement and consider the allocation 

of land at Heol Fach would assist in maintaining the settlements role and function as a main settlement.  

 

In order to deliver the growth strategy, Bellway strongly recommends land at Heol Fach should be 

allocated for residential development as the site is capable of being delivered in the first phase of the 

RLDP period which will strengthen its main settlement role and function whilst delivering the growth 

strategy identified in the RLDP. Further comments relative to the allocation of land at Heol Fach are 

made under the appropriate heading within these written representations.  

  

Do you have any comments to make on the spatial strategy? 

 

Bellway supports the spatial strategy set out in Policy SP1 in terms of delivering a Regeneration and 

Sustainable Urban Growth Led Strategy (Option 4) as recommended in the Spatial Strategy Options 

Background Paper and findings of relevant up-to-date evidence.  

 

Bellway are in agreement that growth should be channelled towards settlements in recognition of their 

position in the settlement hierarchy as recognised within the Background Paper to the Spatial Strategy. 

Furthermore, Bellway support the findings of the Sustainability Appraisal Summary for Option 4 in 

terms of major settlements which include North Cornelly being most able to accommodate strategy 

scale housing growth and thus capable of implementing the preferred growth level.   

 

Bellway note from a review of evidence base documents which support that the spatial distribution of 

housing that: 
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1. The Settlement Assessment considers the grouped settlements of Pyle/ Kenfig Hill/ North 

Cornelly  to be a main settlement (Tier 2);  

2. The LHMA recognises growth at main settlements, including North Cornelly and a significant 

shortfall of affordable housing;  

3. The Plan Wide Viability Assessment provides an analysis of the plan wider viability which aside 

from Llynfi, Ogmore and Garw Valleys all sites are considered viable based against varying 

levels of affordable housing provision, and  

4. The Background Paper to Minimising the Loss of BMV Agricultural Land confirms that there 

are low quantities of BMV across Stage 2 Candidate Sites within Pyle, Kenfig Hill and North 

Cornelly which is a key factor in developing the spatial strategy.  

In regard to the above, and specifically with the land at Heol Fach in mind, Bellway have submitted 

viability evidence to demonstrate that the deliverability of housing on land at Heol Fach to be viable 

and should be allocated within the final version of the RLDP. Whilst it is appreciated that the viability 

evidence publically available relates to the plan wide viability Bellway draw the Council’s attention to 

the viability credentials of the land Heol Fach which should not be dismissed. In addition, as part of 

the technical information submitted to the Candidate Sites Stage 2 and PS consultation, the 

development of housing on land at Heol Fach will not result in the loss of BMV as almost all of the 

site is identified on Version 2 of the Predictive Agricultural Land Classification (ALC) Map as 

subgrade 3b, with the potential for some grade 2 although considered limited.  

Whilst Bellway support the level of housing distributed to Pyle, Kenfig Hill and North Cornelly as set 

out in Table 6, Land East of Pyle should be deallocated as the level of growth is a Strategic 

Development Plan (SDP) issue and is considered premature to be allocated through the RLDP. 

Further comment on this point is provided under the appropriate heading.  

 

Do you have any comments to make on design and sustainable placemaking policies? 

Policy PLA5: Land East of Pyle, Pyle, Kenfig Hill and North Cornelly Sustainable Growth Area  

 

Bellway provides comments on the proposal on Land East of Pyle in relation to the key proposals for 

Porthcawl, Pyle and North Cornelly.  As outlined at the start of this representation, Bellway strongly 

objects to the inclusion of Land East of Pyle being included as an allocation and recommend that for 

the RLDP to be sound it should be deallocated and removed from the final version of the Plan.  

 

Aside from the recommendation that the site should be deallocated, Bellway consider the allocation 

of 2,000 dwellings to be a strategic matter that should be considered as part of SDP.  

 

Do you have any comments to make on the key proposals for Porthcawl, Pyle, North Cornelly  

Land East of Pyle 

 

As previously outlined, Bellway strongly objects to the inclusion of Land East of Pyle being allocated 

and recommend it is deallocated from the final version of the RLDP. Despite Pyle being identified as 

a main settlement together with Kenfig Hill and North Cornelly, and being considered a SGA within 

the DCD spatial and growth strategies, Bellway are unconvinced that the site is viable or deliverable; 
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both of which are essential considerations relative to the housing delivery for the next plan period. The 

allocation of Land East of Pyle has major implications on the robustness of the housing trajectory. No 

clear evidence has been provided to the Council to demonstrate that all landowners are in agreement 

for the site to be developed, there are no known developers on board to deliver the substantial level 

of housing proposed to be allocated and there are major technical constraints that render the proposal 

unviable, namely the required infrastructure to support an allocation of this proposed size.  

 

Bellway consider the allocation of 2,000 home on land east of Pyle as part of the RLDP to be 

inappropriate. It is considered that level of development is a strategic issue which should be 

considered through a Strategic Development Plan (SDP). Whilst there is no defined figure within PPW, 

Edition 11 on what constitutes a strategic level of housing, the DPM, Edition 3 sets out the content of 

an SDP on page 215 in terms of identifying spatial areas to accommodate growth above a set 

threshold. It gives the example threshold of 1,000 dwellings. Paragraph 10.7 states SDPs should set 

thresholds below which places and or issues should not be included in the plan. Whilst there is no 

SDP in place, the DPM provides an indication that a threshold of 1,000 dwellings is considered a 

strategic issue by Welsh Government, a point which Bellway agrees. The allocation of 2,000 dwellings 

is therefore not a matter for the RLDP to consider but to be addressed through a SDP as a 

development of that scale in a very accessible location is likely to have cross boundary implications. 

This further justifies the deallocation of the site from the final version of the RLDP in Bellways view.  

 

Whilst it is noted, the intention is to split the housing allocation identified in Policy PLA5 (Land East of 

Pyle, Pyle, Kenfig Hill and North Cornelly SGA) across the RLDP plan period to 2033 and then across 

the following plan period, it is considered that if that level of housing is required at Pyle and North 

Cornelly that the land at Heol Fach be allocated in the final version of the RLDP to enable much 

needed housing to be delivered in the forthcoming plan period. Furthermore, Policy PLA5 identifies 

the provision of 15% affordable housing as part of the land use and development requirements set out 

within the draft policy. However, whilst the 15% affordable housing requirement forms part of the draft 

policy it is not clear whether the full 300 affordable units will be delivered in the RLDP period or split 

across the following plan period. Given the identified need for 5,134 affordable units from 2018-2033 

within the Local Housing Market Assessment Bellway consider that all 300 units should be provided 

within the RLDP period to assist meet the needs identified in Pyle, Kenfig Hill and North Cornelly. If 

this is not possible, it needs to be made clear what level of affordable housing provision would be 

delivered in the RLDP and any future provision in a later plan period to fully understand whether the 

affordable housing needs identified in the evidence base to the DCD are capable of being met.   

 

Candidate Site Assessment  

The Candidate Site Assessment notes that the site (Ref.328.C1) is located on the periphery of the 

settlement for North Cornelly, a SGA. The Sustainability Appraisal identifies 'SSSI (Site of Special 

Scientific Interest)' and 'flood risk' as a constraint that would prevent development from coming 

forward. The northern section of the site is located within Flood Zone C2. TAN15 states that only less 

vulnerable development should be considered subject to application of justification test for sites within 

Flood Zone C2.However, the identified constraints are located on the periphery of the site and would 

require further assessment as part of Stage 2, to determine whether the constraints can be 

satisfactorily overcome.  
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However, Appendix 7 of the Assessment goes on to state the ‘site has the potential to provide new 

primary schools and 2,000 homes in Pyle, of which possesses a wide range of services and facilities 

in addition to sustainable transport links. This site will make an important contribution to meeting the 

housing need of the County Borough. A supporting masterplan and planning statement identifies and 

mitigates potential constraints relating to connectivity to Pyle via a proposed foot bridge in addition to 

taking into account potential flood risk’. Whilst there is some dispute regarding the true constraint free 

nature of the site, Bellway note that more fundamentally that for such a significant proposed allocation, 

there is no developer involvement. The Council state “All landowners are committed to working 

towards ensuring a development site that can be delivered as a comprehensive development.” 

However, the site has been promoted via some, not all, of the landowners and as far as we are aware 

and there is currently no confirmation that a developer is engaged to take the site forward. Given the 

nature and the size of the proposal Bellway would have considered that this was a pre requisite to 

progressing to an allocation.   

 

DCD Sustainability Appraisal 

The Full Sustainability Appraisal (2021) of the DCD considers that the likely significant beneficial 

effects of the proposal will outweigh the likely significant adverse effects on cultural heritage, 

specifically impacts on important archaeological sites. However, it is understood from the HER notes 

that the site is subject to Medieval Ridge & Furrow as well as a site of a cross base and a World War 

2 Machine gun post. Furthermore, the site forms part of a wider area enclosed in the Medieval period 

as a monastic grange. The Eastern area is also part of an extensive deserted village represented by 

the Scheduled Stormy Motte, hut platforms and other earthwork features. Whilst the promoter has 

confirmed geophysical survey will be undertaken to inform mitigation the likely impact on 

archaeological remains unknown and this will have consequences to the developable areas of the site 

and deliverability in terms of the proposals viability.  

 

It is questioned why the SA does not consider a proposal of 2,000 homes on land east of Pyle to not 

have a likely significant adverse effect on Sustainable Placemaking SA Objective SA12a. In fact, the 

SA appears to be mute on this point and has not identified whether the proposal would have a likely 

significant beneficial or likely significant adverse effect on SA12a. Whilst it is accepted that the need 

for development on Greenfield land is reflected through the RLDP evidence base and Regeneration 

and Sustainable Urban Growth Led Strategy within the RDLP, it is not clear to Bellway how a proposal 

of the proposed scale and nature would minimise Greenfield land take. In this context, it is considered 

more appropriate for other reasonable alternatives such as land at Heol Fach which has less of an 

impact in terms of Greenfield land take and is adjacent to the existing settlement boundary of North 

Cornelly which forms part of an identified SGA to be more preferable and included as an allocation in 

the final RLDP. Especially when it is developer led and can deliver much needed market and affordable 

housing in the short term.   

 

In addition to the significant adverse effect on important archaeological sites, it is noted that Table 

D.1B Detailed SA of Candidate Housing Sites also scores the site negatively against the following 

criteria: 
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 Proximity to health facilities 

 Proximity to Primary Education Infrastructure 

 Proximity to Congestion Pinch Points 

 Water Supply Score 

 Sewerage Score 

 Proximity to European Sites (recreational pressure) 

 Proximity to European Sites (SAC) 

 Proximity to SSSI 

 Proximity to Ancient Woodland 

 Proximity to RIGS 

 Presence of Valued Habitats and Species 

 Proximity to Flood Risk Zones 

 Proximity to Main Rivers and Lakes 

 Previously Developed Land or Greenfield Land 

 Proximity to Scheduled Monuments 

 Proximity to Listed Buildings 

 Proximity to SLA or Heritage Coast  

 Visual Amenity Impact  

 

It is therefore evident that substantial further technical work will be required to bring forward 

development of the site with knock on consequences in terms of viability and deliverability of the 

scheme.  

 

Infrastructure  

The suitability of the SGA to accommodate new residential development is largely predicated on the 

presence of Pyle railway station, which offers a genuine sustainable transport option for residents, 

along with employment and retail facilities. However, the strategic site at land east of Pyle is very 

physically detached from the grouped settlement and is not well placed to take advantage of these 

sustainability credentials. The A4229 (and its associated landscape buffers), the large roundabout at 

the northern end of the A4229 and the railway line all represent significant physical barriers between 

the site and the rest of the settlement.    

 

Bellway remain unconvinced that there is sufficient infrastructure currently in place to accommodate 

the level of growth proposed on land east of Pyle. The Settlement Assessment does demonstrate that 

Pyle amongst others does objectively demonstrate a high level of accessibility that could (underlining 

to emphasise) be capable of accommodate growth in an integrated and co-ordinated manner. 

However the Assessment goes onto to state realisation of this phenomenon would depend on more 

comprehensive assessment of transport capacity. A point which Bellway agree.  

 

Due to COVID restrictions it is noted that landowners, developers and promoters have been unable to 

undertake full transport assessments. As a consequence the full impact on highway network remains 

unknown and the cost of mitigation, another factor which would affect viability, remains unknown. 

Whilst it is acknowledged that highway impacts and mitigation are relative to each scheme, Bellway 

disagree that a proposal of this size would not have likely significant highway impacts especially when 

compared to a 200 scheme such as that proposed on land at Heol Fach. It is considered without 
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appropriate mitigation the development on Land East of Pyle would have likely significant effects which 

should be reflected in the Council’s Sustainability Appraisal and is a reason for a Candidate Site not 

being taken through to adoption within the RLDP. 

 

Furthermore, the Infrastructure Delivery Plan 2021 sets out in Appendix 1 the required infrastructure 

to support strategic sites. Focussing purely on transport infrastructure identified to support the delivery 

of Land East of Pyle the majority of elements that are to be delivered are waiting to have costs 

established or to be provided as part of highways works.  

 

However, the new footbridge over the railway line has two options identified; 1) £1,239,549 or 2.) 

2,847,560 which have been provided in October 2020. It is also noted that other infrastructure projects 

include: 

i. Improvements to Pyle railway station;  

ii. Proposed extension to the park and ride facility from 25 bays by a minimum or 32 spaces, 

iii. A feasibility study to relocate the station.  

The estimated cost of the station relocation is identified to be £19.7m. Whilst land is being safeguarded 

for the relocated station it will be dependent upon grant funding. These are significant costs which will 

have a bearing on the viability and deliverability of the allocation. 

 

The Estimated Additional Commuter Trips and Rail Infrastructure background paper provides an 

analysis of data collected by Transport for Wales (TfW) in October 2020 to assist the RLDP in 

informing what demand can be expected on rail infrastructure as a result of the implementation of 

strategic development. Given the ongoing COVID lockdowns that have been in place, Bellway 

question the reliability of the data collected and its outcomes as it does not necessarily reflect typical 

travel patterns. Table 1: Strategic Candidate Site Quantum of Development identifies land east of Pyle 

of delivering 1,000 units. Whilst this is true for the current plan period, Pyle is actually identified to 

deliver 2,000 units in total which would have a greater impact on rail infrastructure. As identified above, 

Bellway consider the delivery of 2,000 units to be a strategic matter and as part of that consideration 

it is surely necessary for the technical evidence base documents to consider the full impact of the 

whole scheme to reach a robust assessment on the true impacts on infrastructure.  

 

As part of the literature review undertaken by the paper, it is noted that Bridgend County Borough 

Council commissioned an initial feasibility study for the re-location of the existing Pyle railway station 

to a more sustainable location, not only to increase the size of the station but also the proximity to the 

land east of Pyle. Whilst an initial feasibility may have been undertake, in reality it is would incur 

significant cost, have huge infrastructure complications and though some timeframes have been 

suggested, it is highly unlikely to progress within the revised plan period. 

 

Furthermore, it is identified that the main alternative to the relocation option is to improve the access 

and size of the car park to the existing station site which offers better value for money.  

 

Clearly, it is therefore evident that the position relating to key infrastructure to support the development 

on land east of Pyle remains unknown and subsequently it is wholly unsound to include the delivery 

of the railway station for the Allocation. Furthermore, any timescales involved in relocating the railway 

station will have knock on consequences to the housing trajectory for the plan period. Bellway do not 
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consider there to be sufficient infrastructure to support the allocation of 2,000 homes on land east of 

Pyle. These observations simply add weight for the sites deallocation from the final version of the 

RLDP. 

 

In assessing 1,000 units on land east of Pyle, the paper anticipates 43 additional commuter trips 

travelling to Cardiff. Whilst this is based on a 50/50 split between sustainable and no sustainable 

modes i.e. the private car, the services are already close to maximum seated capacity on average 

with space to stand. Therefore, if consideration was given 2,000 units being delivered on land east of 

Pyle the train services would be over capacity.    

 

Housing Trajectory 

It is noted that housing trajectory set out in Appendix 1 of the DCD and the Housing Trajectory 

Background Paper for Land East of Pyle include a total of 1,057 units in the plan period 2018-2033 

with a further 943 units beyond the RLDP plan period. Bellway do not consider it appropriate to allocate 

housing of this scale across two development plan periods to justify an allocation in the current DCD 

and further justifies it as being more appropriate for SDP. 

 

The housing trajectory is not realistic. For all the technical matters outlined above, there is no way 

homes would start being delivered on site at the beginning of 2025 when there is no known developer 

on board. In light of the unknown costs of infrastructure requirements outlined above, the Land East 

of Pyle is not considered to be free from physical constraints or economically viable. A significant 

amount of work will be required to enable the site to be deliverable.  

 

Bellway consider the housing trajectory to be flawed and unsound if relying on the delivery of housing 

on Land East of Pyle. Even if the railway station is not relocated, it is likely that the delivery of the 

footbridge should be in place prior to the delivery of a first phase of housing. Bellway maintain Land 

East of Pyle should be deallocated and sites that are deliverable and viable should be pursued to 

ensure the Plan is robust and capable of delivering a housing trajectory. 

 

Conclusion 

Bellway strongly object to the inclusion of land east of Pyle being allocated and included within the 

RLDP. It is clear to Bellway that there are fundamental questions which remain unanswered regarding 

the viability of the allocation on land east of Pyle. Notwithstanding Bellway’s view that the allocation of 

2,000 units is a matter of a SDP and not for consideration in the RLDP, it evident that substantial work 

is required to demonstrate the economic viability of the scheme and the ability to deliver the required 

infrastructure to enable the scheme to be delivered.  

 

On this basis, the inclusion of Policy PLA5 results in the RLDP being unsound as it fails Test 3 of the 

Council’s own Test of Soundness which are reflected in Section 64(2) of the 2004 Act and the 

Development Plans Manual. As detailed above, the proposed allocation will not deliver and it not 

realistic or appropriate and is not founded on a robust and credible evidence base. As such, land east 

of Pyle should be deallocated from the final version of the RLDP. 

 

While it is agreed that Pyle / Kenfig Hill / North Cornelly offers an opportunity for sustainable growth, 

it is considered that this would be more appropriately met through non-strategic sites rather than an 
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urban extension. Such sites would have the ability to integrate with the existing settlement(s), provide 

infrastructure improvements and new infrastructure, and still benefit from the existing sustainable 

transport links on offer. Various edge of settlement sites have been submitted as candidate sites, 

which could make a substantial contribution to the required capacity of new allocations in this location. 

Therefore, Bellway remain unconvinced that the site is free from constraints or is economically viable 

to worthy its allocation in the RLDP. Bellway consider land at Heol Fach as a preferable location for 

development in terms of its ability to deliver much needed housing (including affordable housing) in 

the first phase of the RLDP period, thereby maintaining the Council’s 5 year housing supply and 

proposed housing trajectory. Detailed justification for the allocation of land Heol Fach is provided 

below.  

 

Land at Heol Fach, North Cornelly 

 

Bellway has been promoting the land at Heol Fach from the outset of the RLDP process. Substantial 

technical and viability information has been provided to the Council at each stage of the process to 

demonstrate that the site is both viable and deliverable within the first phase of the RLDP period. 

Despite the detailed submissions to the Council, land at Heol Fach has not been considered for 

allocation in the DCD.  

 

As outlined above, Bellway consider the omission of land at Heol Fach as a housing allocation fails 

the Council’s own Test of Soundness in respect of: 

 Test 2 the housing allocations in Pyle are not sufficiently robust or flexible to ensure 

compliance with national policy as set out in Planning Policy Wales (PPW), and 

 Test 3 in omitting land at Heol Fach as a housing allocation does not provide a reasonable 

level of flexibility to allow the Deposit Plan to deal with the housing requirement to meet local 

needs in Pyle/North Cornelly. 

A review of the reasons behind why the site has not been progressed within the RLDP has been 

undertaken to enable clarification to be provided to the Council to further demonstrate why the site is 

worthy of allocation within the final version of the RLDP. Attention has focussed on the reasons sets 

out in the Candidate Site Assessment Report (2021) and the Sustainability Appraisal for the Deposit 

Plan. The identified reasons and Bellway’s response are set out below: 

 

Candidate Site  

The land at Heol Fach is considered under candidate site reference 222.C1. Appendix 6 of the 

Candidate Site Assessment Report (2021) sets out the candidate sites that have not progressed 

beyond Stage 2 of the Assessment. In this instance, the Stage 2 conclusion for land at Heol Fach 

states: 

 

“The candidate site is located on the periphery of North Cornelly which is identified as a Sustainable 
Growth Area (as defined by SP1). A lack of supporting information has been submitted in order to 
enable full assessment of the site, specifically a viability assessment. Additionally, there are highway 
issues and also education capacity issues in the area whereby a site of this size would further 
exacerbate without the ability of resolving them. As such, there are considered to be other sites more 
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suitable that have been carried forward as allocations in the Deposit Plan that can overcome such 
issues.  

 

Therefore, this site will not be allocated in the Deposit Plan.” 

 

Bellway are disappointed with the reason for the land at Heol Fach not being progressed to an 

allocation given that a Viability Assessment was submitted as part of the additional information 

submitted to the Candidate Site Stage 2 submissions in September 2020. Notwithstanding that the 

cover letter welcomed further discussions with the Council relating to viability.   

 

In terms of highways issues, Bellway and their technical consultants (Asbri Transport) have had 

discussions with relevant Highway Officers and submitted further technical work in October 2020. An 

updated Transport Assessment (TA) prepared by Asbri Transport details the changes made to the 

scope and methodology of the assessment as suggested by the Council Highway Officers. As set out 

in the TA access to the site is proposed via a ghost island right turn lane with Heol Fach directly 

adjacent to the existing residential areas within North Cornelly. The site benefits from pedestrian 

access from at least five locations on site which are to be retained as part of the proposal. The site is 

therefore considered highly permeable from a pedestrian perspective.   

 

A pedestrian crossing will be provided directly adjacent to the access to the south. At this time it is 

proposed that the crossing take the form of an uncontrolled pedestrian crossing with central refuge 

island. This will provide a connection between the 3-metre-wide shared use route on the southern 

periphery of the proposed access road and the footpath on the opposing side of the B4283 

carriageway. The site also connects directly to active travel route PYC1. 

 

To the north of the crossing the footpath on the eastern side of the carriageway will be upgraded to 

allow for an extension of the walking and cycling route directly into the site. To the south of the crossing 

the footpath will continue to continue to facilitate pedestrian connections with the bus stop provision 

and the existing residential population of North Cornelly. The TA sets out the active travel infrastructure 

and routes whilst also demonstrating that there are a large number of facilities within the immediate 

vicinity of the site which are within the 2 mile distance identified by the Active Travel Act. Therefore, it 

has been demonstrated that the site will link to existing and new infrastructure as required by the 

Active Travel (Wales) Act 2013.  

 

The updated TA does consider the increase in traffic along Marlas Road and the capacity of the 

signalised junction over the railway bridge. In both instances, the updated TA demonstrates that the 

likely impact on Marlas Road Railway Bridge and Marlas Road /A48/A4229/ School Terrace 

roundabout is 0% and 2% respectively which is considered de minimis.  

 

The capacity assessment for Marlas Road Railway Bridge also shows that the junction has significant 

spare capacity across all arms of the junction with the inclusion of the proposed development. Whilst 

it is appreciated that updated assessments would be required as part of an application submission, 

the TA demonstrates that there are no existing highways safety pattern or problem within the vicinity 

of the site which would be exacerbated by the proposed development. There is sufficient multi-modal 

access via an established and proposed network of active travel routes and existing public transport 
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services within the vicinity of the site. Finally, there is sufficient capacity within the local highway 

network to accommodate the development in peak periods. Therefore, there are no material reasons 

from a highway and transportation perspective to restrict the site being allocated as part of the final 

version of the RLDP.    

 

In relation to education, it is not unusual for a development of this scale and nature to be subject to 

Section 106 contributions which Bellway would seek to agree with the Council. Bellway have 

previously attempted and are keen to open a dialogue with the Council’s Education Department to 

discuss likely requirements as early as possible to inform the development process. It is not considered 

fair or helpful to have a generic response for the site not being progressed giving ‘education capacity 

issues in the area whereby a site of this size would further exacerbate without the ability of resolving 

them’ without the Council’s Education Department engaging with developers despite efforts being 

made by Bellway to address concerns or discuss contributions necessary to address capacity issues.  

 

Sustainability Appraisal  

Land at Heol Fach is considered within The Full Sustainability Appraisal of the Deposit Plan under 

Candidate Site Reference 222.C1. The site is considered under Reasonable Alternatives not included 

within the RLDP. Overall the site is considered to have mostly likely significant beneficial effects with 

the only likely significant adverse effect being identified against Sustainable Placemaking (SA 

Objective SA12a). The SA site assessment criteria relates to whether the site is previously developed 

land or Greenfield land. In this context, the site does represent the development on land adjacent to 

the existing settlement boundary and would result in development on Greenfield land.  

 

In addressing the SA objective against the initial policy mitigation and considering the design mitigation 

options, the following commentary is provided: 

 

Initial policy level mitigation requires a proposal to demonstrate (continued) need for development on 

Greenfield Land where appropriate and demonstrate maximum efficiency and sustainability of land 

use.  

 

The need for development on Greenfield land has been evidenced through the RLDP evidence base 

which has informed the Regeneration and Sustainable Urban Growth Led Strategy that is promoted 

through the Spatial Strategy. The Spatial Strategy Options Background Paper builds on extant 

evidence which includes the availability and suitability of brownfield land in preference to Greenfield 

amongst a range of other factors. The Regeneration and Sustainable Urban Growth Led Strategy 

seeks to prioritise the development on land within or on the periphery of urban areas. Due to 

regeneration opportunities being limited as a result of the existing LDP strategy, additional sites 

including some Greenfield would be required.  

 

Paragraph 4.37 identifies accompanying growth would be channelled towards Bridgend, Pencoed and 

Pyle, North Cornelly and Kenfig Hill in recognition of their positions in the Settlement Hierarchy, high 

levels of need for affordable housing and capacity to accommodate growth in a sustainable manner.  

The paper goes onto to identify Pyle / North Cornelly / Kenfig Hill as a SGA to ensure a deliverable 

supply of housing land. 
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The Strategic Growth Options background paper clearly identifies that the Mid Growth Option which 

is being progressed through the RLDP would require some Greenfield sites to be developed in 

accordance with the Planning Policy Wales’ site search sequence. The paper goes on to identify that 

whilst this Option would place an element of pressure on some Greenfield sites, growth would be 

accommodated in a sustainable manner at the edge of existing settlements. The paper also 

recognises that development at the edge of settlements would provide significant scope to deliver 

necessary infrastructure, secure affordable housing and complement existing centres by linking new 

homes to employment and services via sustainable multi-modal forms of transport.  

 

In this context, the background evidence underpinning the RLDP clearly demonstrates the need for 

development on Greenfield land to be in a position to deliver much needed housing and the RLDP 

Spatial Strategy. Bellway consider that despite the land at Heol Fach being Greenfield it is sequentially 

preferable in terms of being located adjacent to the existing settlement boundary. It has defined 

boundaries on all sides; the M4 lies to the southwest, Heol Las lies to the north west and Heol Fach 

lies to the north east. Whilst residential dwellings along Heol Maendy, Heol Nant and Fairways form 

the south eastern boundary. The location of the site is logical location for development adjoining an 

existing settlement and located within a defined SGA. Development of the site would not represent a 

significant incursion into the countryside or set a precedent for further land release in this location due 

to the existing boundaries. The land at Heol Fach is capable of delivering market and affordable homes 

in a location that can be served by sustainable multi-modal forms of transport. It is evident therefore, 

Bellway are making every effort to ensure maximum efficiency and sustainability in terms of the 

proposed land use as demonstrated through all the technical and viability reports and the Site 

Promotion Document previously submitted to the Council.   

 

The Initial Design Mitigation for this SA objective is for design to minimise Greenfield land take and 

construction impacts, where appropriate.  

 

In terms of design mitigation, Bellway have endeavoured to demonstrate to the Council from the outset 

that the proposal is being designed sustainably through the submitted masterplan within the Site 

Promotion Document. The Council in their response, dated June 2020, confirmed that the plans have 

been a useful illustration of how the site could be developed and demonstrate a response to the 

identified opportunities and constraints of the site.  

 

Urban Design Box have produced an Open Space Technical Note. The open space calculations are 

based on 255 homes and a forecasted population of 602 (based on average household of 2.36). The 

note illustrates the wide and varied provision of open space proposed on the site, combining to provide 

a considered masterplan. Furthermore, initial design mitigation has already been included within the 

Site Promotion Document previously submitted to the Council in terms of demonstrating consideration 

of the urban landscape (townscape), technical matters including ecology and landscape to deliver a 

landscape and ecology led approach to the proposal which is reflected through an appropriate design. 

 

It is considered that at this stage, Bellway have provided sufficient initial design mitigation to 

demonstrate that the proposal would not have a likely significant adverse effect on Sustainable 

Placemaking SA Objective SA12a. It is also noted that any proposal would have to satisfy the 

requirements of emerging Policy SP3 Good Design and Sustainable Placemaking and Policy SP6 
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Sustainable Housing Strategy at application stage which are the identified Deposit Plan policies 

relevant for Sustainable Placemaking SA Objective SA12a. 

 

Conclusion 

In light of the above, it is considered that the need for development on Greenfield land has already 

been demonstrated through the RLDP evidence base of which Bellway supports. Bellway considers 

that the proposal does include initial design mitigation to ensure the retention of trees and hedgerows, 

informal public open space and sustainable drainage measures whilst also delivering housing and 

substantial open space.  

 

It is therefore questioned, how the land at Heol Fach can be scored negatively or considered to have 

a likely significant adverse effect on Sustainable Placemaking SA Objective SA12a when need for 

development on greenfield land is demonstrated through the Council’s own evidence base and 

promoted through the emerging spatial strategy in the RLDP. Bellway have provided substantial 

evidence to demonstrate initial design mitigation for the loss of Greenfield land through retained green 

features and substantial open space provision.  

 

Furthermore, it cannot be ignored that the allocation of land east of Pyle is likely to have a much 

greater impact on the loss of greenfield land take and construction impacts compared to the release 

of land at Heol Fach which is a logical extension to the North Cornelly within the defined Pyle / North 

Cornelly / Kenfig Hill SGA. Yet the Council consider land east of Pyle to not score negatively against 

the Sustainable Placemaking SA Objective SA12a. In fact the SA does not comment on whether land 

east of Pyle is likely to have a likely significant beneficial or likely significant adverse effects on the SA 

Objective. A point that should be revisited in terms of ensuring a robust approach is taken in assessing 

sites within the Sustainability Appraisal for the RLDP before examination and in time adoption.  

 

Overall conclusion 

In light of the above, Bellway consider the reasons for land at Heol Fach not being progressed in the 

Candidate Site Assessment to be unreasonable and not justified given the open invite to liaise with 

Council over viability in addition to the evidence already presented. The additional technical work that 

has been provided in respect of highways demonstrates that there are no material reasons from a 

highway and transportation perspective to restrict the site from being progressed forward as an 

allocation in the RLDP. Plus an updated Transport Assessment would be undertaken once COVID 

restrictions allow to further demonstrate that the proposal will not result in highway issues. Similarly, 

Bellway have continued to engage with Education Department to no prevail. As previously stated 

Bellway are willing to provide relevant Section 106 contributions relevant to education where 

appropriate.  

 

In respect of the findings of the SA for the Deposit RLDP it is considered for the reasons outlined 

above that Bellway has demonstrated that there will be no likely significant adverse effects on the 

Sustainable Placemaking SA Objective SA12a. As a consequence the proposal is considered to only 

have likely significant beneficial effects against the SA objectives. 

 

The omission of not allocating land at Heol Fach is considered to fail Tests 2 and 3 of the Council’s 

own Tests of Soundness which are reflected in the Development Plans Manual and national 
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legislation. Bellway strongly recommends the land at Heol Fach should therefore be allocated for 

development in the final version of the RLDP.  

 

Do you have any other comments to make on the Deposit Replacement LDP? 

Range of Housing Allocations – Edge of Settlement  

Policy SP6: Sustainable Housing Strategy  

Bellway support the Sustainable Housing Strategy set out in Policy SP6, in particular the provision for 

9,207 homes. Accordingly, the housing requirement of 7,575 homes is considered to be a minimum 

requirement. Bellway agree development should be distributed in accordance with the regeneration 

and sustainable growth strategy provided in Policy SP1 to ensure an appropriate and sustainable 

supply of housing. As such, Bellway consider it appropriate for the housing strategy to enable edge of 

settlement sites within, and on the edge of, established settlements such as land at Heol Fach at North 

Cornelly to deliver sustainable housing.  

 

Policy COM1: Housing Allocations 

In order to deliver the housing strategy outlined in Policy SP6, Bellway consider the land at Heol Fach 

should be allocated as a housing allocation under Policy COM1 not only because it is a logical, 

sustainable location for growth, but its potential to fulfil a housing shortfall if Land East of Pyle is not 

allocated or experiences delays in delivery due to landownership issues, the technical flaws identified 

with the Sustainability Appraisal and highway concerns detailed elsewhere within Bellway’s 

representations. The allocation of land at Heol Fach is developer led, viable and capable of being 

delivered within the first five years of the plan period which is a quicker delivery timescale compared 

to the strategic sites and housing allocations currently identified under Policy COM1.  

 

It is also noted that Policy COM1 provides a summary of the details for the new specific site allocations 

for the RLDP.  Specifically, Land East of Pyle is identified to provide 1,057 units, with 300 affordable 

units being delivered within the RLDP. Whilst this seems to be clear that 300 affordable units will be 

provided within the RLDP period this certainty should be reflected in Policy PLA5 to ensure all 300 

affordable units are delivered within in the RLDP period.  

 

In addition, it is noted that the Local Housing Market Assessment (2021) identified a total affordable 

housing need of 5,134 dwellings. Table 15 identifies a total need of 706.10 dwellings for Pyle, Kenfig 

and Cornelly Housing Market Area. In light of the total need identified within the LHMA compared 

against the proposed 300 affordable units it is not clear where the remainder 406 affordable dwellings 

are going to be provided to meet the affordable housing need identified in the Council’s evidence base. 

Bellway confirm that the allocation of land at Heol Fach would provide a further 38 affordable dwellings 

towards meeting the identified affordable housing need in the RLDP. Notwithstanding, clarification 

should be provided as to where the other affordable housing provision will be made within the Pyle, 

Kenfig and Cornelly Housing Market Area.       
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Policy COM3: On-site Affordable Housing 

Bellway notes that there is a 0% target affordable housing contribution identified for Pyle, Kenfig Hill 

and North Cornelly Housing Market Area (HMA) under Policy COM3 and that the allocation for land 

East of Pyle has a 15% target affordable housing contribution which have been identified having 

regard to the Local Housing Market Assessment, the Plan Wide Viability Assessment and site specific 

viability testing. If allocated, Bellway are supportive of a 15% affordable housing target and are in 

agreement that affordable housing should be delivered on-site in the first instance.  

 

Summary 

Overall Bellway are in support of the Regeneration and Sustainable Urban Growth Led Strategy and 

level of housing proposed set out in the RLDP. However, Bellway strongly object to the allocation of 

land east of Pyle and consider it fails Test 3 of the Council’s own Tests of Soundness. The proposed 

allocation will not deliver. It is not realistic or appropriate and is not founded on a robust and credible 

evidence base. Therefore it renders the RLDP unsound. Bellway recommend the land east of Pyle to 

be deallocated for the reasons outlined in these representations.  

 

Bellway consider the omission of land at Heol Fach as an allocation to be unsound as it fails Tests 2 

and 3 of the Council’s own Tests of Soundness. The housing allocations in Pyle should be robust and 

flexible to comply with the national standards in PPW. Furthermore, there needs to be a reasonable 

level of flexibility within the plan to allow the identified housing requirement to meet the local needs in 

Pyle/North Cornelly and to deliver the housing trajectory.  

 

Further justification and robust evidence has been provided to address the reasons for land at Heol 

Fach not being progressed forward as an allocation.  Bellway strongly recommend land at Heol Fach 

is allocated as a reasonable alternative to land east of Pyle, not least because it is a developer led 

site which is capable of delivering much needed market and affordable housing in the early stage of 

the RLDP plan period. Plus it is in a sustainable location adjacent to the settlement edge of North 

Cornelly within the Pyle/ Kenfig Hill/ North Cornelly SGA.   

 

Yours sincerely  

Simon Barry  

Associate Director 
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LDP Rep: 1335 

Representor Name: Arfon Hughes, Mango Planning (Agent for Xcape Limited) 

Organisation (if applicable): Xcape Limited 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

1335 
 

2: Do you have any comments to make on the growth strategy? 

ID  

1335 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

1335 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

1335 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

1335 
 

6: Do you have any comments to make on the employment strategy? 

ID  

1335 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1335 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

1335 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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1335 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1335 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

1335 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1335 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

1335 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID Please see additional information emailed. 

1335 
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AH/200104/Reps/L0001 
 
 
 
27th July 2021 
 
 
Planning Policy 
Bridgend County Borough Council 
Civic Offices 
Angel Street 
Bridgend  
CF31 4WB 
 
Dear Sir 
 
On behalf of Xcape Limited 
Representations to the replacement Bridgend Local Development Plan in respect of the Spatial Growth 
Strategy/Key Proposals for Porthcawl 
 
The representor supports the principle of regeneration growth areas and in particular the regeneration of 
Porthcawl Waterfront.  However, for reasons explained below, the representor objects to the detail of the 
strategy as set out in the Deposit LDP as we consider the evidential basis for it to be unsound. 
 
The development of the Porthcawl Waterfront site has been an ambition of the Council for approximately 20 
years and in adopted SPG or the development since 2004, without delivery of a single dwelling. 
 
The Seven Bays SPG was reviewed in 2007 by the Design Commission for Wales and part of its feedback to the 
Council was “The Commission was not convinced about the economic viability of the plans and the scale of the 
development proposed, even in the peak market of 2007”1.  In late 2019 the Credu charity was given a lease to 
bring forward the leisure element of the development adjacent to the harbour, but this development failed for 
viability and the land was reclaimed by the Council. 
 
Against this background, the roll-over of the Porthcawl Waterfront site in the review LDP was understandably 
the subject of concerns from parties, including the HBF, at the Preferred Options stage.  Major concerns were 
expressed that the plan’s delivery of housing was highly dependent on the viability of this and the other roll-
over PLA sites and that on the evidence, viability had not been demonstrated. 
 
In its response to these representations at Paragraph 3.90 presented to the Council officers2 responded: 
 
“The rationale for re-allocating these sites is well documented within Background Paper 4: Housing, informed by 
the 2019 Joint Housing Land Availability Study. However, paragraph 6.3 of the Background Paper specifically 
states that the ‘roll over’ sites will need to be “supported by robust evidence on delivery, phasing, infrastructure 
requirements and viability” to both inform and support the respective site allocations. In response to the 
comments, therefore, these sites will indeed be assessed with other strategic site options. This information will 
be available at Deposit Stage.” 
 

 
1	DCF	(2014)	The	Experience	of	the	Design	Commission	for	Wales’s	Design	Review	Panel	2007-
2011	
2	BCBC	(2020)	Report	to	Development	Control	Committee	16th	January	2020,	Appendix	4	
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At 3.97 the Council adds: 
 
“The Council will need to have a high degree of confidence that each allocated site has a realistic prospect of 
being delivered within the LDP period, including whether the site promoter has a serious intention of developing 
the site. In order to inform the Deposit Plan, a Candidate Site Assessment process will be undertaken, which will 
gather suitable evidence to robustly demonstrate the viability and deliverability of each site. Viability assessments 
will therefore need to be undertaken based on anticipated costs, values and site specific issues (i.e. abnormal 
costs) whilst also identifying the contribution sites can make to the delivery of infrastructure, affordable housing 
and other policy requirements. Site promoters will be expected to submit viability information as part of this 
assessment process and failure to do so may result in the site being discounted from the Deposit Plan” 
 
The provision of detailed viability information on key sites in the development plan is an express requirement 
of the Development Plans Manual3.  At paragraph 3.52 it states: 
 
“To support delivery of the plan, site specific testing in the form of a viability appraisal should be undertaken for 
sites which are key to delivering the plan, demonstrating that they are deliverable in principle… This would be 
best undertaken as early as possible, ideally at the candidate site stage, but no later than deposit (LDP Regulation 
17) stage.  This will enable key statutory consultees to provide a meaningful contribution to the plan making 
process.” 
 
This is reiterated at paragraph 5.89: 
 
“To support delivery of the plan, site specific viability appraisals should be undertaken for those sites which are 
key to delivering the plan (the size threshold can vary between LPAs). An appraisal will enable more detailed 
information to be taken into account having regard to the site-specific details.” 
 
It adds: 
 
“For the development plan high level testing is required to give certainty that the plan and policies can be 
delivered in principle, taking into account affordable housing targets, infrastructure and other policy 
requirements. For those sites key to delivering the plan’s strategy they will need to demonstrate they can be 
delivered through the consideration of more detailed costs, constraints and site specific requirements.” 
 
It also advocates that “The preferred approach is for this to be done in conjunction with a site promoter who has 
access to the detail, or conversely through more detailed modelling with site specific assumptions. Much more 
insight can be gained which can result in refined affordable housing targets, as opposed to the broader area 
identified in the high level appraisal.” 
 
While the Deposit Plan is supported by a high-level viability appraisal4, contrary to the national guidance and 
the Council’s own commitments, this does not provide site specific information about the viability of the 
Porthcawl Waterfront site (or indeed any roll-over site).   
 
The high-level assessment consequently has no regard to the exceptional costs of the waterfront site 
development, such as the ground conditions, highway infrastructure, re-routing of services and the substantial 
Section 106 obligations. 
 
Moreover, since the Preferred Strategy and Candidate Site stages, the extent of the Porthcawl Waterfront site 
has been extended, inexplicably, to include the Glamorgan Holiday Hotel (GHH) owned by the representor and 

 
3	Welsh	Government	(2020)	Development	Plans	Manual,	Edition	3	
4	BCBC	(2021)	Plan-Wide	Viability	Assessment	2021	
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the subject of an ongoing planning application for 52 apartments.  There has been no engagement with the 
landowner about including this within this allocation. 
 
The representor acknowledges and accepts the key role that the GHH site can play in the waterfront 
regeneration.  However, its allocation without notice has raised some fundamental concerns. 
 
Firstly, as a live application, this site is capable of being brought forward quickly, making a valuable and prompt 
contribution to  housing supply.  It would be unreasonable at this stage to delay this delivery by embroiling it 
within the obvious complexities that delivery of the core part of the PLA1 allocation has brought.  In particular, 
it is unreasonable for the representor, having committed to a planning application at this site, to be required to 
comply with a masterplan the form, content and timescale of which is unknown and upon which they have not 
been consulted. 
 
The fundamental concern of the representor however relates to viability of the PLA1 allocation. 
 
The landowner of the GHH has undertaken its own viability assessment in support of a planning application 
which demonstrates that the site’s exceptional costs mean that no affordable housing can be sustained viably.   
Inexplicably, the Council will not allow that assessment to be independently reviewed by an independent 
assessor.  The evidence shows nevertheless that in respect of this part of the allocation site at least, the viability 
assumptions of Policy PLA1 in respect of its ability to support Section 106 contributions and a 30% affordable 
housing level are plainly unrealistic. 
 
In the context of the historic evidence, the lack of site-specific evidence of viability and the evidence put forward 
by the representor in respect of the proposals at the GHH, it rather appears to the representor that the 
continued allocation of the waterfront without a real grasp of its viability rather meets Einstein’s definition of 
insanity; that is, doing the same thing over and over and expecting different results. 
 
The representor is of the view that the Council has failed to demonstrate, contrary to published guidance, its 
own commitments and available evidence, that the allocation as drafted, particularly with the levels of 
affordable housing and the Section 106 commitments identified is viable.  As such the policy fails the test of 
soundness. 
 
The representor therefore seeks: 
 
1. The redrawing of the PLA boundary to exclude the GHH;  
2. The detail of policy PLA1 to be the subject of detailed viability appraisal as is required  by guidance 
and to which the Council has previously committed to. 
 

 
Placemaking Principles 
 
 
The representor’s comments on placemaking principles are confined to the detail in the supporting text of Policy 
PLA1. 
 
This refers to the “Porthcawl Waterfront Land-use Framework and Placemaking Strategy” developed by the 
Council, but this is not provided in the plan or appendices and it is unclear what this document is.   
 
A plan entitled Porthcawl Waterfront Regeneration was provided as an Appendix to the Council’s Cabinet on 
15th September 2020 and appears the most likely candidate, but this does not reflect the extents of the proposed 
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allocation PLA1, notably in respect of the GHH site, nor does it identify that site as one that is anticipated to be 
subject to compulsory purchase. 
 
The GHH site is the subject of an ongoing planning application the principles of which have been accepted save 
for discussion concerning the viability of affordable housing.  It appears therefore unnecessary and 
unreasonable at this stage to include this site within placemaking plans that have yet to be formulated or 
consulted upon.   
 
The representor therefore seeks the exclusion of the GHH from the PLA1 allocation and/or the exclusion of the 
GHH site from the masterplan requirements. 
 
 
Kind regards 

 
Yours faithfully 

 
 
Arfon Hughes 
Director 

  
 

 
Encs. 
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LDP Rep: 293 

Representor Name: Joe Ayoubkhani 

Organisation (if applicable): Barton Willmore on behalf of South Wales Land 

Developments Limited 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

293 
 

2: Do you have any comments to make on the growth strategy? 

ID  

293 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

293 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

293 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

293 
 

6: Do you have any comments to make on the employment strategy? 

ID  

293 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

293 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

293 
 

9: Do you have any comments to make on the natural and built environment policies? 
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ID  

293 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

293 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

293 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

293 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID Brackla Industrial Estate is shown as an Employment Allocation under Policy ENT 1 
and as a Protected Employment Site under Policy ENT2 for B1, B2 and B8 uses. Part 

of this allocation was previously submitted under Candidate Site Ref 293.C2 for 
residential / mixed use. The proposals for the site (referred to as Site A within the 

candidate site submission) have now changed with the land now being progressed for 
educational (being acquired by the Council) and discount retailer use. The emerging 

LDP policy should reflect the Council’s aspirations for the site (being mixed 
educational / retail use). In terms of the proposed retail use, the current LDP 

allocation at the North East Brackla site includes 4,950sqm of net retail floorspace, 
which is yet to be delivered. This is apportioned as 4,500sqm net bulky comparison 

goods, together with a new local service centre of up to 450sqm net. As previously set 
out, PPW requires LPAs to consider de-allocation of under-utilised or under-

performing sites for more efficient uses. In this respect, the current discount retail 
proposals at the site (which are unchanged since those set out within the candidate 
site submission) represent a more efficient use of the site whilst providing an offer 
more that better conforms with the site’s context. A Retail Impact Assessment has 

been undertaken which concludes that: - Impacts associated with the proposal in the 
design years are low and represent no threat to the vitality and viability of the existing 
centres. - The proposal represents no threat to investment on the basis of the impact 

and expenditure analysis. The level of impact to Bridgend Town Centre would not 
undermine the centres’ performance or threaten future investment. This impact would 
also be diluted by the comparison goods turnover of the town centre, which would be 

largely unaffected. - Impacts have been assessed against relevant national policy 
criteria, which found that they are not significant, making the policy compliant with 
both national and local retail guidance. Accordingly, it is considered that the LDP 

allocation at Brackla Industrial Estate should take a more nuanced approach reflective 
of the current regeneration aspirations for the area. The allocation should not be for 
blanket B1, B2, B8 uses but should reflect the Council’s aspirations for educational 

uses at the site and the discount retailer proposals which will assist in the area’s 
regeneration. The land has long been allocated within the North East Brackla 

293 
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Regeneration Area. The Council’s Economic Evidence Base Study (2019) (EEBS) 
identifies that the site has been marketed by Lambert Smith Hampton and would likely 
need to have come forward on a speculative basis to attract occupiers. The need for 

such facilities is questionable (as has been demonstrated by others responding to the 
RLDP consultation). The EEBS also identifies at Para 2.55 that the site would require 

some form of funding for the delivery of any employment use. This provides the 
context within which the current proposals (for education use being led by the Council 
and for discount retail use) should be considered. The regeneration benefits and need 
for the proposals is such that the LDP needs to be amended to make reference to the 

current education and discount retail proposals for the site. 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID  

293 
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LDP Rep: 345 

Representor Name: Mike Southall (on behalf of Tythesgston Millennium Trust) 

Organisation (if applicable): Avision Young (on behalf of Tythesgston Millennium Trust) 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID See accompanying information 

345 
 

2: Do you have any comments to make on the growth strategy? 

ID See accompanying information 

345 
 

3: Do you have any comments to make on the spatial strategy? 

ID See accompanying information 

345 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID See accompanying information 

345 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID See accompanying information 

345 
 

6: Do you have any comments to make on the employment strategy? 

ID See accompanying information 

345 
 

7: Do you have any comments to make on retail centres and development policies? 

ID See accompanying information 

345 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID See accompanying information 

345 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID See accompanying information 
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345 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID See accompanying information 

345 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID See accompanying information 

345 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID See accompanying information 

345 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID See accompanying information 

345 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID See accompanying information 

345 
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Avison Young (UK) Limited registered in England and Wales number 6382509. 
 

 

 
Our Ref: 17C100164/DepositLDP 
Your Ref: C285.1 
 
20 July 2021 

Bridgend County Borough Council  
Civic Offices 
Angel Street 
Bridgend  
CF31 4WB 

BY EMAIL:  
ldp@bridgend.gov.uk 

Dear Sir/Madam,  

 
Bridgend County Borough Council Replacement Local Development 
Plan – Deposit Draft 
Land & Buildings at Newton Down Industrial Estate & The Civic Amenity Site, 
Tythegston, CF32 0NE (Site Reference: 285.C1) 
 
We are writing to you on behalf of our client, Tythegston Green Ventures Ltd, in respect of the 
current consultation exercise being carried out by Bridgend County Borough Council (BCBC) on the 
Replacement Bridgend Deposit Local Development Plan (2018 – 2033). 
 
Accordingly, this representation is made with respect to a land parcel, which is currently divided 
into two separate uses, and can be described as follows:   
 

• Area 1 - The existing yard and buildings known as Newton Down Industrial Estate, and  

• Area 2 - The Tythegston Civic Amenity Site (the Council’s household waste recycling centre). 
 
The extent of the site is shown on the site location plan (enclosed at Appendix I). 
 
This same site was promoted for employment purposes as part of the call of candidate sites 
consultation exercise that was carried out by BCBC in November 2018 to inform the preparation 
of the Replacement Bridgend Local Development Plan. The site was given reference number 
285.C1.  
 
Site Context 
 
The subject site extends to 4.45 acres (1.84 hectares) and is currently divided into two parts, as 
outlined above.  
 
Area 1 comprises 2.45 acres (0.99 hectares) of industrial land, principally occupied by four 
industrial buildings (some with minor lean-to extensions), which include office accommodation, 
together with yard and circulation space. The buildings gross internal area totals 2,609 m2. 
 
Area 2 extends to 2 acres (0.85 hectares) and is operated as a household waste recycling centre, 
the land for which is leased to the Council. 
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Tythegston Green Ventures Ltd  
Tythegston Industrial Estate & Civic Amenity Site – Draft Deposit Representation 
20th July 2021 

Avison Young (UK) Limited registered in England and Wales number 6382509. 
 

2 

The subject site (comprising Areas 1 & 2) is located outside the settlement boundary, as defined by 
the proposal map which accompanies the adopted Bridgend Local Development Plan (LDP) and is 
not allocated for any specific land-use purpose. However, the site and a large extent of the wider 
area was allocated as a landfill site in the adopted Unitary Development Plan, which preceded the 
LDP and guided the future of land uses in the county borough until 2016. The extent of this 
allocation is shown below at Figure 3 in our Candidate Site Representation (reference: 285.C1).   
 
The closest residential dwelling is located opposite the site access to Area 1, although it should be 
noted this property falls within our client’s ownership.    
 
Summary of Candidate Site Representation  
 
The representation prepared for this site and submitted at the candidate sites stage was 
accompanied by details of the site, it’s planning history and the rationale for including it as an 
employment allocation. This information was presented in a statement (dated 1st November 2018) 
accompanied by the site’s relevant planning history that demonstrates the lawfulness of the 
existing employment uses on the site.  
 
To avoid repetition, we will not reiterate the content of our previous representation in this letter 
report and, instead, include a copy of the representation at Appendix II. However, to summarise, 
the subject site represents an existing employment location, benefiting from planning permission 
(LPA Reference 91/394) for the operation of a household recycling centre (Area 2) and a multi-let 
industrial estate (including B1, B2 & B8 uses) (Area 1) under planning permission P/18/557/FUL (a 
copy of which is included at Appendix III).  
 
The planning permission (LPA Reference 91/394) associated with the household recycling centre 
(Area 2) was lawfully implemented and the use remains in operation. A planning application was 
submitted to BCBC on 14th July 2021 for the change of use of this land to a flexible B1, B2 & B8 
permission; the intention being to harmonise the use with the adjacent land (i.e. the Newton Down 
Industrial Estate) and provide a flexible planning permission to assist with seeking future occupiers.  
 
Given that both land parcels that form the subject site benefit from lawful use for employment 
purposes and partly comprise existing on-site operations, the site constitutes an existing 
employment location that should be afforded protection in the Replacement LDP.   
   
The Draft Deposit LDP  
 
Despite the lawful employment use of the site, the land remains unallocated in the Draft Deposit 
LDP. For ease of reference, an extract from the Council’s Draft Deposit LDP Proposals Map is 
included at Figure 1 below.  
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Tythegston Green Ventures Ltd  
Tythegston Industrial Estate & Civic Amenity Site – Draft Deposit Representation 
20th July 2021 
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3 

 
  
 
 
 
 

 
Figure 1: Extract from Draft Deposit LDP 
Proposals Map 
 
 
 
 
Draft Policy SP11 (Employment Land Strategy) sets out the county borough’s holistic employment 
land strategy and allocates 71.7 hectare as of new employment land to be bought forward. This 
policy recognises the need to safeguard established employment sites for employment generating 
uses and to allow small-scale employment developments, plus appropriate rural enterprises within 
the countryside to help enhance and diversity the rural economy.  
 
Draft Policy ENT1 (Employment Allocations), under the heading ‘Other Allocated Employment Sites’ 
seeks to allocate sites suitable for all types of employment uses of varying size and type that are 
distributed across the county borough. There is no mention of the Newton Down Industrial Estate 
or the adjacent Civic Amenity Site, despite these being established and lawful employment 
locations. We, therefore, contend that the subject site should be included within the list of sites 
identified by Draft Policy ENT1. 
 
Further to this, Draft Policy ENT2 (Protection of Employment Sites) safeguards the employment 
function of existing business and employment sites, allowing the development of ancillary services 
or facilities that support the primary employment uses of the site. Again, the subject site is not 
identified by this draft policy. Our client considers this lack of policy protection will harm the ability 
of the site to reach its full potential as an employment generator in the county borough. This is 
particular pertinent when considering that the site has the potential to deliver a genuinely available 
employment development opportunity, being occupied by existing industrial units in a good state 
of repair with surplus land available for development, served by two lawful points of access.   
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Tythegston Green Ventures Ltd  
Tythegston Industrial Estate & Civic Amenity Site – Draft Deposit Representation 
20th July 2021 

Avison Young (UK) Limited registered in England and Wales number 6382509. 
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Summary  
 
This representation has been made by Avison Young, on behalf of Tythegston Green Ventures Ltd, 
in response to the consultation exercise for Bridgend’s Deposit Draft Replacement Local 
Development Plan. 
 
In summary, the evidence prepared and submitted as part of this representation for the 
employment (B-Class Uses) allocation of the subject site demonstrates the brownfield nature of 
the site and its potential to contribute to the range and choice of employment sites / premises in 
Bridgend. 
 
The site benefits from lawfully implemented planning permissions for employment uses and is 
occupied for such purposes.  
 
These considerations provide clear and material justification for the site’s allocation in the RLDP 
for employment development, which will contribute to the performance of the emerging RLDP by 
providing a genuinely available employment development opportunity. 
 
It is on this basis, we respectfully request the identified land is allocated for employment purposes 
in the RLDP.   
 
If you require any clarity in respect of this representation, then please do not hesitate to contact 
me on  
 
With kind regards, 
 
Yours faithfully, 
 

 
Mike Southall MRTPI 
Associate Director 

 
 

 
For and on behalf of Avison Young (UK) Limited 
 
 
cc Mr Charles Knight – Tythegston Green Ventures Ltd 
 Lalley Knight – Tythegston Green Ventures Ltd
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Site Location Plan
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Candidate Site Representation 
(LPA Reference 285.C1)  
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Bridgend County Borough Council Revised 
Local Development Plan – Invitation to Submit 
Candidate Sites   
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Client: Tythegston Green Ventures Ltd Report Title: LDP Representation – Candidate Sites 

Date: November 2018 Page: 3 

1. Preface 

1.1 This representation has been prepared by GVA, on behalf of Tythegston Green Ventures Ltd, as part of the 

consultation exercise being carried out by Bridgend County Borough Council (BCBC) in respect of the 

invitation to submit candidate site details to inform the preparation of the Revised Bridgend Local 

Development Plan (RLDP) (2018 – 2033).  

1.2 This representation is made in respect of one land parcel, which is currently divided into two separate uses, 

and can be described as follows:  

Area 1 - The existing yard and buildings known as Newton Down Industrial Estate, and  

Area 2 - The Tythegston Civic Amenity Site (the Council’s household waste recycling centre). 

1.3 The land subject to this representation falls within the ownership of Tythegston Green Ventures Ltd, although 

the Civic Amenity Site is leased to BCBC.  

1.4 We understand that the RLDP will identify specific sites to deliver employment and other major development 

needs, such as housing and retail, in Bridgend up to 2033. This stage in the preparation of the RLDP invites 

developers, landowners, and other interested parties to submit details of potential sites for development or 

reuse. 

1.5 The overall proposed candidate site benefits from existing lawful use for employment (B-Class) purposes, the 

specific on-site operations of which have been on-going for a considerable period of time. In view of this, 

the site represents an existing employment location that will assist with providing the county borough with a 

choice and range of employment sites to cater for the on-going operations of the existing businesses on the 

site or the demand of future businesses.   

1.6 Further details of the proposed candidate site are clearly set out in the completed Candidate Site 

Assessment Questionnaire that accompanies this statement, together with a plan indicating the extent and 

make-up of the site itself. 

1.7 This statement has been prepared having regard to the Candidate Site Assessment Questionnaire Guidance 

Note, which provides support to promoters of land and other interested parties on the information required 

as part of the candidate site process.  
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Client: Tythegston Green Ventures Ltd Report Title: LDP Representation – Candidate Sites 

Date: November 2018 Page: 4 

2. Site Context  

2.1 The subject site (as shown in Figure 1 below and at Appendix I) covers one land parcel measuring 4.45 acres 

(1.84 hectares), comprising two distinct uses, which can be described as follows:  

Area 1 - The existing yard and buildings known as Newton Down Industrial Estate, and  

Area 2 - The Tythegston Civic Amenity Site (the Council’s household waste recycling centre). 

2.2 Area 1 extends to 2.45 acres (0.99 hectares) of industrial land, principally occupied by four industrial buildings 

(some with minor lean-to extensions), which include office accommodation, together with yard and 

circulation space. The buildings gross internal area totals 2,609 m2. 

2.3 Area 2 extends to 2 acres (0.85 hectares) and is operated as a household waste recycling centre, the land 

for which is leased to the Council.  

 

Figure 1: Site Location Plan 

2.4 The site (comprising Areas 1 & 2) is located outside the settlement boundary, as defined by the proposal 

map which accompanies the adopted Bridgend Local Development Plan (LDP) and is not allocated for any 

specific land-use purpose.  

2.5 From a heritage perspective, a Registered Historic Park and Garden is located on the opposite side of the 

road and the Tythegston Conservation Area is circa 350m south-east of the site, although both are visually 

1310



Client: Tythegston Green Ventures Ltd Report Title: LDP Representation – Candidate Sites 

 

Date: November 2018  Page: 5 

divided from the site. There are also some listed buildings and scheduled ancient monuments nearby, 

although the topography of the area and the surrounding tree / vegetation cover limits views into the site.    

2.6 In terms of ecology, a Site of Importance for Nature Conservation is located to the east. Although, the site 

itself is largely devoid of landscape features, the peripheries comprise established tree and vegetation 

cover.  

2.7 A Special Landscape Area is located to the north of the site and the Glamorgan Heritage Coast is nearby.  

2.8 The closest residential dwelling is located opposite the site access to Area 1, although it should be noted this 

property falls within our client’s ownership.    

2.9 Figure 2 (below) provides an extract from the adopted LDP proposals map. This denotes the land use 

allocations and constraints in the locality. Irrespective of the site’s location outside the settlement boundary, 

the site has a lawful employment use based on lawfully implemented historic planning permissions. Further 

detail of the applicable planning history is provided in the following section of this statement.  

 

 

 

 

 

 

 

 

 

Figure 2: Extract From Adopted LDP Proposals Map
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3. Background   

3.1 The background applicable to the site has been separated into Area 1 and Area 2 for ease of reference.  

Area 1  

3.2 Area 1 was formerly in use as a waste transfer station, which stemmed from a planning permission granted in 

the 1960s. In March 1989, planning permission (LPA Reference 88/1703) was granted to extend the landfill 

operations, which continued thereafter. Since that time there have been a number of planning permissions 

granted for works associated with that former use, until a planning application (LPA Reference P/99/366/FUL) 

(Appendix II) for the change of use of the existing structures on the site to enable the construction of a 

gasification plant was granted in September 1999.  

3.3 The use of the site as a gasification plant was implemented by Davies Bros (Waste) Ltd as a test facility and 

continued operating until the company’s insolvency in 2007. Since then the buildings have remained 

vacant, although the site has been continuously marketed for energy from waste purposes. The Council 

queried whether the 1999 planning permission was lawfully implemented. This stance led to the submission of 

an application (LPA Reference P/18/558/LAE) seeking a Certificate of Lawfulness of Existing Use or 

Development (CLUED) to demonstrate the lawfulness of planning permission P/99/366/FULL and, therefore, to 

establish the fall-back position for the site in planning terms. 

3.4 The Council accepted the evidence provided justified the use of the site as a gasification plant approved 

under planning permission P/99/366/FUL had been lawfully implemented and had not since been 

abandoned or that the planning permission had otherwise been spent and, therefore, issued the CLUED on 

23rd August 2018 (Appendix III).  

3.5 Following issue of the CLUED, our client submitted a full planning application (LPA Reference P/18/557/FUL) 

for the change of use of the existing on site buildings to create a multi-let industrial estate including a mix of 

B1, B2 and B8 uses. It is envisaged this will provide flexibility to attract potential future occupiers of the units. 

This application is currently pending determination, although a positive determination is expected 

imminently.   

Area 2 

3.6 Area 2 continues to be operated by BCBC as a household recycling centre, the lease associated with which 

has recently been renewed.  

3.7 Planning permission (LPA Reference 91/394) was obtained for this use in June 1991. The description of 

development being for ‘a civic amenity site for the disposal of refuse and change of use of an agricultural 

building for compaction of refuse and provision of bottle banks / similar facilities’.  

3.8 We note that the Planning Officer’s report associated with the 1999 planning permission for a gasification 

plant on the adjacent site confirms that planning permission 91/394 was implemented.  
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Planning History  

3.9 This predominantly relates to the operational undertakings at the site. The most recent applicable activity 

has already been described in detail above, although further detail is provided in the following schedule.   

Ref: Applicant Proposal Decision 

P/18/557/FUL 

Tythegston 
Green 
Ventures Ltd 

Change use of the existing on site units to 
create a multi-let industrial estate including B1, 
B2 and B8 uses 

Awaiting 
determination 

P/18/558/LAE 

Certificate of lawfulness for the existing use of 
the site, known as the yard and buildings, as a 
gasification plant (a use falling within Use Class 
B2) 

Issued  06/09/18 

P/17/932/LAE 

Certificate of lawfulness for the existing use of 
the site, known as the yard and buildings, as a 
gasification plant (a use falling within Use Class 
B2) 

Withdrawn  05/10/18 

P/08/917/FUL 3Nrg Ltd 
Extension To Existing Building & Merging Of Two 
Existing Industrial Use Buildings & Non-
Permanent 2 Storey Office 

Granted 16/01/09 

P/07/289/RLX 

Davies 
Brothers 
(Waste) Ltd 

Vary Condition 1 Of Permission P/88/1703 Approved 30/11/07 

P/02/205/FUL 
Drying And Storage Building For Fibre, Grain, 
Agricultural Produce And Other Processed 
Materials 

Granted 16/11/01 

P/01/930/FUL 
Proposed Waste Reception Area For Existing 
Waste Processing Plant 

Granted 30/10/01 

P/01/652/FUL 
Erection Of Flue Stack For Steam Generating 
Boiler 

Granted 20/08/01 

P/01/43/RLX 
Variation Of Three Conditions Of Consent 
99/366 

Approved 18/04/01 

P/99/366/FUL 
Change Of Use Of Existing Structures And 
Construct Gasification Plant And Pre- Treatment 

Granted 02/09/99 

P/96/10/RLX 
Removal Of Cond 1 Of App.No. 94/1131 Re: 
Dev't Requiring Landfill Operations Prior To Work 
Being Carried Out. 

Withdrawn 10/02/99 

P/94/1131/FUL 
Waste Transfer Station Including Change Of Use 
Of Agricultural Building To Waste Handling & 
Storage 

Granted 17/10/95 

P/94/22/FUL 
Construct And Operate A Landfill Gas Pumping 
And Flaring Unit 

Granted 18/02/94 

P/93/1173/RLX 
Variation of Condition 1 Of Permission 88/1703 
To Agree Pre-Settlement Restoration Levels 

Approved 21/01/94 

P/99/497/FUL 
Tythegston 
Properties Ltd 

Replacement Office Building Granted 08/07/99 

P/93/562/FUL 
Extension Of Landfilling Operations With 
Subsequent Restoration To Agriculture 

Granted 24/09/93 
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Ref: Applicant Proposal Decision 

P/97/629/FUL 

Renewable 
Power 
Generation 
Ltd 

Electricity Generating Station Fuelled By Landfill 
Gas Consisting Of A Single Containerised 
Generator Set 

Granted 09/09/97 

91/394 Unknown 

Change of use to civic amenity site for disposal 
of refuse and change of use of agricultural 
building for compaction of refuse and provision 
of bottle banks / similar facilities 

Granted June 1991 

 
(N.B. the above is based on a desktop inspection of available information on BCBC’s website) 
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4. Rationale for Employment Allocation  

4.1 BCBC formally adopted its LDP on the 18th September 2013. Following the adoption of the LDP, the Council 

has a statutory obligation under Section 61 of the Planning and Compulsory Purchase Act 2004 to keep all 

matters under review that are expected to affect the development of its area. In addition, the Council is 

required to produce information on these matters in the form of an Annual Monitoring Report (AMR) to 

monitor the implementation of its adopted LDP.  

4.2 The LDP has been adopted for almost four years and there is a statutory duty required by Section 69 of the 

2004 Planning Act to review the Plan four years after its adoption to ensure it remains ‘fit for purpose’. Further 

to this, the 2017 AMR is the third and most recent such report to be prepared since the adoption of the LDP 

and recommends the Council commence the statutory review of the LDP.  

4.3 An important part of the LDP is promoting economic growth and prosperity in the county borough. The Plan 

seeks to ensure that the right jobs can be provided in the right places for local residents by allocating and 

safeguarding employment land. 

4.4 In May 2012 a background paper (9) into the county borough’s employment land supply was prepared to 

inform the preparation of the LDP. This followed the Council’s Employment Land Review (ELR) that was 

undertaken in June 2010. These documents are now somewhat out-dated, although an ELR Update will be 

commissioned to inform the RLDP and to assess the quality of the main employment areas for continued use, 

and identify potential new land to meet future requirements for all employment sectors. 

4.5 The results of the previous ELR and the resultant areas of land allocated for employment purposes in the LDP 

fall into one of three categories: 

1. The retention of existing and well established employment / industrial estate areas which contain 

only ‘pockets’ of vacant land. 

2. Allocated new employment land in areas of identified growth; ‘the SRGAs’ 

3. Allocated ‘Strategic Employment Sites’ which benefit the whole of the County Borough. 

4.6 It is presumed the allocation of employment sites in the RLDP will follow the same format and, therefore, use 

the same categories.  

4.7 As part of BCBC’s LDP Review Report, the Council’s Economic Development Officer has highlighted that 

there are few vacant units on the county borough’s industrial estates and there is demand for new small to 

medium sized units. Also, between 2015 and 2016 the number of people in employment increased from 

63,200 to 65,400, an increase of 3.48%. Data indicates that the number of enterprises in Bridgend is increasing 

at a quicker rate than for Wales as a whole, with a 10% increase from 2010 to 2015 in Bridgend compared to 

a 9% increase in Wales in the same period. Collectively, this demonstrates that the expansion in business 

stock in Bridgend is continuing to improve. 

4.8 In view of this, there will be a need to assess the quality of employment areas for continued use, but also to 

identify potential new land to meet future requirements for all employment sectors.  
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4.9 The proposed candidate site represents an existing employment location, benefiting from planning 

permission for the operation of a household recycling centre and a gasification plant (soon to include 

flexibility via the grant of planning permission for a range of employment uses (i.e. B1, B2 & B8)).  

4.10 The planning permission (LPA Reference 91/394) associated with the household recycling centre (Area 2) 

was lawfully implemented and the use remains in operation.  

4.11 A Certificate of Lawfulness of Existing Use or Development (LPA Reference P/18/557/FUL) for the portion of 

the site referred to as Area 1, for use as a gasification plant, was issued by the Council earlier this year. This 

use represents the fall-back position for this portion of the site in planning terms. A planning application is 

currently under consideration for the change of use of the land and buildings to B1, B2 & B8 purpose. It is 

anticipated this planning application will be positively determined in the very near future.   

4.12 Given that both land parcels that form this proposed candidate site benefit from lawful use for employment 

purposes and partly comprise existing on-site operations, the site constitutes an existing employment 

location.  

4.13 We note the site and a large extent of the wider area was allocated as a landfill site in the adopted Unitary 

Development Plan, which preceded the LDP and guided the future of land uses in the county borough until 

2016. The extent of this allocation is shown below at Figure 3.  

 

Figure 3: Extract from Adopted UDP Proposals Map 
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4.14 The site’s allocation was governed by UDP Policy W2 (Provision of Waste Disposal Site), which stated that… 

“waste disposal will be favoured for domestic, commercial and non-hazardous industrial waste at Tythegston 

Quarry”. Since then the principal location for the disposal of waste from the county borough has changed to 

a facility near Swansea, within the Neath Port Talbot County Borough. However, the subject site has since 

evolved and comprises established employment uses.   

4.15 The proposed candidate site is a brownfield location, served by the existing infrastructure associated with 

the current lawful uses and presents a sustainable, realistic and deliverable opportunity to provide much-

needed flexible employment floor space into the future.  

4.16 The proposals have the ability to comply will all aspects of planning policy, and will not result in any 

detrimental environmental impacts. It is on this basis this representation has been prepared, which 

demonstrates there is clear justification for securing the allocation of this land in the RLDP for employment (B-

Class) purposes.  
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5. Conclusion 

5.1 The evidence prepared and submitted as part of this representation for the employment (B-Class Uses) 

allocation of the subject site demonstrates the brownfield nature of the site and its potential to contribute to 

the range and choice of employment sites / premises in Bridgend.  

5.2 The site benefits from lawfully implemented planning permissions for employment uses and is occupied (in-

part) for such purposes; the lease for the Civic Amenity Site (Area 2) having been recently renewed by the 

Council.   

5.3 These considerations provide clear and material justification for the site’s allocation in the RLDP for 

employment purposes, which will contribute to the performance of the emerging RLDP by providing a 

genuinely available employment development opportunity to meet identified need. 
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Site Location Plan 
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  Appendix  II
Certificate of Planning Permission 
P/99/366/FULL for Gasification Plant  
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  Appendix  III
Certificate of Lawful Use or 
Development P/18/558/LAE for 
Gasification Plant  
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BRIDGEND COUNTY BOROUGH COUNCIL 
CYNGOR BWRDEISTREF PEN-Y-BONT AR OGWR 

 
CERTIFICATE OF LAWFUL USE OR DEVELOPMENT 

 
TOWN AND COUNTRY PLANNING ACT 1990: SECTIONS 191 AND 192 

 
TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT PROCEDURE) 

(WALES) ORDER 2012 
 

Planning application reference: P/18/558/LAE 

 
TO: 
Tythegston Green Ventures Ltd 
c/o GVA 

 
 

 
 
BRIDGEND COUNTY BOROUGH COUNCIL hereby certify that on 6th July 2018 the use 

described in the First Schedule to this Certificate in respect of the land specified in the 

Second Schedule to this Certificate and edged red on the plan (Plan A) attached to this 

Certificate, was lawful within the meaning of Section 191 of the Town and Country 

Planning Act 1990 for the following reason:- 

 
On the basis of the information submitted with the application and the advice of Counsel, it is 
considered that, on the balance of probability, the land subject of this application can lawfully be 
used as a gasification plant (a use falling within Class B2 of the Town and Country Planning (Use 
Classes) Order 1987 (As Amended) subject to the plans and details approved as part of 
application P/99/366/FUL and P/01/43/RLX.   
 
 
NAME OF APPLICANT:   Tythegston Green Ventures Ltd 
 
FIRST SCHEDULE: 
 
The use of land and buildings on the attached plan as a GASIFICATION PLANT approved under 
planning permission P/99/366/FUL and P/01/43/RLX and being a use falling within Class B2 of 
the Town and Country Planning (Use Classes) Order 1987 (As Amended).  
 
The gasification plant will operate in accordance with the plans and conditions attached to 
permissions P/99/366/FUL and P/01/43/RLX and Drawing No: TYTH\SCHEM\01-A dated 28 May 
1999 and attached as Plan B to this Notice.  
 
The lawful operation of the gasification plant shall not receive more than 100,000 tonnes of 
municipal solid waste per annum and no delivery of waste material shall be taken at this site 
outside the following times 07.30 to 18.00 nor on Sundays that do not follow Bank or Public 
Holidays, nor on Bank or Public Holidays. 
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BRIDGEND COUNTY BOROUGH COUNCIL 
CYNGOR BWRDEISTREF PEN-Y-BONT AR OGWR 

 
All unloading of waste material associated with the gasification plant shall take place inside the 
buildings that were approved for the receipt of waste material. Furthermore, no waste material 
shall be stored outside the buildings that are subject of this lawful use 
 
The level of noise emitted from the lawful operation of the gasification plant shall not exceed 
40dB as measured as a 5 min LAeq between the hours of 20:30 to 07.30 on any day and 50dB 
as measured as a 1 hour LAeq at any other time on the eastern boundary of the site. 
 
 
SECOND SCHEDULE:   
 
Notes 
 
1. This Certificate is issued solely for the purpose of Section 191 of the Town and Country Planning Act 1990. 
 
2. It certifies that the use specified in the First Schedule taking place on the land described in the Second 

Schedule was lawful, on the specified date and, thus was not liable to enforcement action under Section 172 
of the 1990 Act on that date. 

 
3. This Certificate applies only to the extent of the use described in the First Schedule and to the land specified 

in the Second Schedule and identified, edged red, on the attached plan.  Any use which is materially 
different from that described or which relates to other land may render the owner or occupier liable to 
enforcement action. 

 

Sign
 
 
Corporate Director of Communities  
On behalf of Bridgend County Borough Council 
 
Date:  23 August 2018   
 
 
Note 
Where an application is made to the Local Planning Authority for a Certificate of Lawful 
Use/Development and the application is refused or is refused in part, the applicant may by 
notice appeal to the National Assembly for Wales. 
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Contact Details 
Enquiries 
Michael Southall 
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Planning Reference No.: P/18/557/FUL

TOWN AND COUNTRY PLANNING ACT 1990
TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT PROCEDURE) (WALES) ORDER 2012

PERMISSION FOR DEVELOPMENT
To:

GVA

Whereas you did on the 6 July 2018 make application in writing for permission to develop, short particulars of the 
development being as follows:

Applicant Name : Tythegston Green Ventures Ltd
Development : Change use of the existing on site units to create a multi-let industrial estate 

including B1, B2 and B8 uses
Location : Newton Down Industrial Estate Tythegston Court Tythegston CF32 0NE

BRIDGEND COUNTY BOROUGH COUNCIL as the Local Planning Authority, hereby PERMIT the proposed 
development to be carried out in accordance with the plans (if any) submitted with the said application, subject to the 
development being begun on a date which is not later than five years from the date of this permission and subject 
also to compliance with the condition(s) specified below:

CONDITIONS

1. The development shall be carried out in accordance with the following approved plans:-

Site Location Plan (ref: 6015-PL90-01) – received on 6th July 2018 
Unit A Existing Plan (Ref: 6015-PL90-01) – received 6th July 2018
Unit A Existing Elevations (Ref: 6015-PL99-02) – received 6th July 2018
Unit B1-B2 Existing Plans and Elevations (Ref: 6015-PL99-03) – received 6th July 2018
Unit C-D Existing Plans (Ref: 6015-PL99-04) – received 6th July 2018
Unit C-D Existing Elevations (Ref: 6015-PL99-05) – received 6th July 2018
Unit E Existing Plans and Elevations (Ref: 6015-PL99-06) – received 6th July 2018

Reason: To avoid doubt and confusion as to the nature and extent of the approved development.

2. The premises shall be used for purposes falling within Classes B1, B2 and B8 of the Schedule to the 
Town and Country Planning (Use Classes) Order 1987 in any provision equivalent to that Class in any 
statutory instrument revoking and re-enacting that Order and for no other purpose. 

Reason: To avoid doubt and confusion as to the nature and extent of the approved development.

3. No building(s) shall be occupied until a scheme for the provision of 16 off street parking spaces and 2 
commercial delivery bays has been submitted to and agreed in writing by the Local Planning Authority. 
The parking area shall be completed in permanent materials with the individual spaces clearly 
demarcated in permanent materials in accordance with the approved layout prior to the development 
being brought into beneficial use and shall be retained for parking purposes in perpetuity.

Reason: In the interests of highway safety and free flow of traffic.

4. No building(s) shall be occupied until a scheme for the provision Araf/Slow road markings on the 
approaches to the priority junction of Tythegston Road and the minor road leading to the site. The 
agreed road marking scheme shall be implemented in permanent materials before the development is 
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brought into beneficial use and retained in perpetuity. 

Reason: In the interests of highway safety.

5. No building(s) shall be occupied until a comprehensive signage scheme warning other road users of 
oncoming vehicles in the middle/wrong side of the road, located on the approaches to the junction of 
Tythegston Road and the minor lane leading to the site, has been submitted to and approved in writing 
by the Local Planning Authority. The signage scheme shall be designed in accordance with the 
TSR&GD and shall be implemented before the development is brought into beneficial use and 
retained in perpetuity.

Reason: In the interests of highway safety.

6. No building(s) shall be occupied until a scheme for the provision of 6 cycle parking stands has been 
submitted to and approved in writing by the Local Planning Authority. The stands shall be implemented 
before the development is brought into beneficial use and retained in perpetuity.

Reason: To meet the requirements of the Active Travel (Wales) Act 2013 and in the interests of 
promoting sustainable means of travel to / from the site.

7. No unloading of material shall take place outside the buildings on site.

Reason:  In the interests of the general amenities of the area.

8. No materials or equipment shall be stored outside the buildings.

Reason: To ensure that the visual amenities of the area are protected.

9. No deliveries shall be taken at this site outside the following times: 

07.30 hours to 18:00 hours nor at any time on Sundays, Bank or Public Holidays

Reason:  In the interests of protecting amenity.

10. The level of noise emitted from the site shall not exceed 40dB as measured as a 5 min LAeq between 
the hours of 8.30 p.m. to 7.30 a.m. on any day and 50dB as measured as a 1 hour LAeq at any other 
time on the eastern boundary of the site.

Reason:  To maintain noise levels at a sustainable level in the interests of residential amenities.

11. All mobile plant and equipment, including forklift trucks shall be fitted with ‘White noise reversing 
alarms

Reason:  To maintain noise levels at a sustainable level in the interests of residential amenities.

12. Any facilities for the storage of oils, fuels or chemicals shall be sited on impervious bases and 
surrounded by impervious bund walls.  The volume of the bunded compound shall be at least 
equivalent to the capacity of the tank plus 10%.  If there is multiple tankage, the compound shall be at 
least equivalent to the capacity of the largest tank, or the combined capacity of interconnected tanks, 
plus 10%.  All filling points, vents, gauges and sight glasses must be located within the bund. The 
drainage system of the bund shall be sealed with no discharge to any watercourse, land or 
underground strata.  Associated pipework should be located above ground and protected from 
accidental damage.  All filling points and tank overflow pipe outlets shall be detailed to discharge 
downwards into the bund.

Reason: To prevent pollution.

13. * THE FOLLOWING ARE ADVISORY NOTES NOT CONDITIONS

(i) Having regard to the above and in view of the historic and lawful use of the application site for B2 
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General Industrial uses, the change to uses falling within Class B8 as proposed by this application on 
this brownfield site is compliant with national and local planning policy. Any impacts on highway safety 
and the environment have to be considered against the lawful and ‘fall-back’ use of this site. Overall, it 
is considered that the mixed commercial use of the land and buildings will not cause any new, or 
exacerbate existing impacts to harm to biodiversity and/or local amenity. Furthermore, any additional 
traffic that may be generated by the mix of Class B uses on site is unlikely to result in a material 
impact on the operation of the surrounding network. 

(ii) Prior to the buildings being brought into beneficial use, it is recommended a competent ecologist 
undertake a careful, detailed check of the building for bat roosts and active birds' nests. No bats or 
birds should be harmed and appropriate measures should be put in place to protect bats and nesting 
birds in site. 

(iii) Rainwater run-off shall not discharge into the highway surface-water drainage system. Failure to 
ensure this may result in action being taken under section 163 of the Highways Act 1980.

(iv) Welsh Water Developer Services note that the proposed development does not intend to connect 
to the public sewer network and as the sewerage undertaker has no further comments to make. 
Nonetheless, Welsh Water Developer Services advise that there is no public sewerage system in this 
area and therefore any new development will require the provision of satisfactory alternative facilities 
for sewage disposal.

Dated: 3 December 2018 Signed:

CORPORATE DIRECTOR COMMUNITIES

YOUR ATTENTION IS DRAWN TO THE FOLLOWING (some of which may not be applicable):-

a. Please note that this consent is specific to the plans and particulars approved as part of the application. Any 
departure from the approved plans will constitute unauthorised development and may be liable to enforcement 
action. You (or any subsequent developer) should advise the Council of any actual or proposed variations from the 
approved plans immediately so that you can be advised how to best resolve the matter.

In addition, any conditions that the Council has imposed on this consent will be listed above and should be read 
carefully. It is your (or any subsequent developer's) responsibility to ensure that the terms of all conditions are met in 
full at the appropriate time (as outlined in the specific condition).

The commencement of development without firstly meeting in full the terms of any conditions that require the 
submission of details prior to the commencement of development will constitute unauthorised development. This will 
necessitate the submission of a further application to retain the unauthorised development and may render you liable 
to enforcement action.

Failure on the part of the developer to observe the requirements of any other conditions could result in the Council 
pursuing formal enforcement action in the form of a Breach of Condition Notice.

b. The enclosed notes which set out the rights of applicants who are aggrieved by the Council's decision.

c. This planning permission does not convey any approval or consent  required by Building Regulations or any other 
legislation or covenant nor permits you to build on, over or under your neighbour's land (trespass is a civil matter). To 
determine whether your building work requires Building Regulation approval, or for other services provided by the 
Council's Building Control Section, you should contact that Section on 01656 643408 or at 
http://www.bridgend.gov.uk/buildingcontrol

d. Developers are advised to contact the statutory undertakers as to whether any of their apparatus would be 
affected by the development

e. Attention is drawn to the provisions of the party wall etc. act 1996

f. Attention is drawn to the provisions of the Wildlife and Countryside Act 1981 and in particular to the need to not 
disturb nesting bird and protected species and their habitats.

g. If your proposal requires street naming you need to contact 01656 643622.
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h. If you are participating in the DIY House Builders and Converters scheme the resultant VAT reclaim will be dealt 
with at the Chester VAT office (tel: 01244 684221)

i. Developers are advised to contact the Environment and Energy helpline (tel: 0800 585794) and/or the energy 
efficiency advice centre (tel: 0800 512012) for advice on the efficient use of resources. Developers are also referred 
to Welsh Government Practice Guidance: Renewable and Low Carbon Energy in Buildings (July 2012):-
http://wales.gov.uk/topics/planning/policy/guidanceandleaflets/energyinbuildings/?lang=en

j. Where appropriate, in order to make the development accessible for all those who might use the facility, the 
scheme must conform to the provisions of the Disability Discrimination Act 1995 as amended by the Disability 
Discrimination Act 2005. Your attention is also drawn to the Code of Practice relating to the Disability Discrimination 
Act 1995 Part iii (Rights of Access to Goods, Facilities and Services)

k. If your development lies within a coal mining area, you should take account of any coal mining related hazards to 
stability in your proposals. Developers must also seek permission from the Coal Authority before undertaking any 
operations that involves entry into any coal or mines of coal, including coal mine shafts and adits and the 
implementation of site investigations or other works. Property specific summary information on any past, current and 
proposed surface and underground coal mining activity to affect the development can be obtained from the Coal 
Authority. The Coal Authority Mining Reports Service can be contacted on 0845 7626848 or www.coal.gov.uk

l. If your development lies within a limestone area you should take account of any limestone hazards to stability in 
your proposals. You are advised to engage a Consultant Engineer prior to commencing development in order to 
certify that proper site investigations have been carried out at the site sufficient to establish the ground precautions in 
relation to the proposed development and what precautions should be adopted in the design and construction of the 
proposed building(s) in order to minimise any damage which might arise as a result of the ground conditions.

m. The Local Planning Authority will only consider minor amendments to approved development by the submission 
of an application under section 96A of the Town and Country Planning Act 1990. The following amendments will 
require a fresh application:-
* re-siting of building(s) nearer any existing building or more than 250mm in any other direction;
* increase in the volume of a building;
* increase in the height of a building;
* changes to the site area;
* changes which conflict with a condition;
* additional or repositioned windows / doors / openings within 21m of an existing building;
* changes which alter the nature or description of the development;
* new works or elements not part of the original scheme;
* new works or elements not considered by an environmental statement submitted with the application.

n. The developer shall notify the Planning Department on 01656 643155 / 643157 of the date of commencement of 
development or complete and return the Commencement Card (enclosed with this Notice).

o. The presence of any significant unsuspected contamination, which becomes evident during the development of 
the site, should be brought to the attention of the Public Protection section of the Legal and Regulatory Services 
directorate. Developers may wish to refer to 'Land Contamination: A Guide for Developers' on the Public Protection 
Web Page.

p. Any builder's debris/rubble must be disposed of in an authorised manner in accordance with the Duty of Care 
under the Waste Regulations.

1334



 

 
 

 

 
Our Ref: 17B803333/DepositRLDP 
Your Ref: 345.C1 
 
26 July 2021 

Bridgend County Borough Council  
Civic Offices 
Angel Street 
Bridgend  
CF31 4WB 

BY EMAIL:  
ldp@bridgend.gov.uk 

Dear Sir/Madam,  

 
Bridgend County Borough Council Replacement Local Development 
Plan – Deposit Draft 
Land to the North & East of Cypress Gardens, Newton, Porthcawl, CF36 5BZ (Site 
Reference: 345.C1) 
 
We are writing to you on behalf of our client, Tythegston Millennium Trust, in respect of the current 
consultation exercise being carried out by Bridgend County Borough Council (BCBC) on the 
Replacement Bridgend Deposit Local Development Plan (2018 – 2033). 
 
Accordingly, this representation is made in respect of the vacant scrubland located to the north 
and east of Cypress Gardens in Newton. The extent of the site is shown on the site location plan 
(enclosed at Appendix I). 
 
This same site was promoted for residential purposes as part of the call of candidate sites 
consultation exercise that was carried out by BCBC in November 2018 to inform the preparation 
of the Replacement Bridgend Local Development Plan. The site was given reference number 
345.C1.  
 
Site Context 
 
The subject site extends to approximately 1.36 hectares and is situated to the north and east of 
Cypress Gardens, which is located in Newton, on the eastern side of Porthcawl. 
 
The site comprises unused land that is well suited for residential development, immediately 
bounding Cypress Gardens to the south and a public right of way to the north, beyond which is a 
belt of vegetation and tree cover that screens the properties fronting Lime Tree Way. To the east 
is open land that extends along the coastline towards Candleston Castle.  
 
The surrounding area is predominantly residential in character and form, largely consisting of 
detached dwellings benefitting from front and rear gardens, with respective driveways accessed 
from cul-de-sacs served by the main estate roads. 
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The site is surrounded on three sides by the settlement boundary and within close proximity to 
Porthcawl, which is defined by the adopted Local Development Plan as a Strategic Regeneration 
Growth Area (SRGA). It is not within open countryside and is close to an established settlement; 
being on the urban fringe, opposite existing and proposed dwellings, served by existing 
infrastructure associated with the surrounding housing development and can be integrated easily 
into the neighbouring built-up area.  
 
Summary of Candidate Site Representation  
 
The representation prepared for this site and submitted at the candidate sites stage was 
accompanied by details of the site, its planning history, an indicative site layout plan, an Ecological; 
Appraisal and the rationale for including the site as a residential allocation. This information was 
presented in a statement (dated 8th November 2018).  
 
To avoid repetition, we will not reiterate the content of our previous representation in this letter 
report and, instead, include a copy of the representation at Appendix II. However, to summarise, 
the subject site represents a logical and proportionate ‘minor’ extension to this key settlement, 
particularly given that the land to the south, north and west already fall within the settlement 
boundary and are developed. In addition, the site has excellent accessibility to a variety of 
transport modes and there are plentiful key services in the immediate vicinity.   
 
A planning application (LPA Reference P/20/729/OUT) for the residential development of 0.68 
hectares of the candidate site area was submitted to BCBC in September 2020. This application 
has been submitted in outline form with all matters reserved for future consideration except for 
access. The application is supported by an indicative layout that demonstrates 20 no. dwellings can 
be suitably accommodated on the site, comprising a mixture of detached and terraced units. 
Access is proposed to be taken from Cypress Gardens via an extension of the existing turning head.  
 
The application is also supported by a suite of technical reports covering the applicable material 
planning considerations. For ease of reference, these reports are listed below:  
 

• Topographical Site Survey 
• Utilities Survey  
• Preliminary Ecological Appraisal 
• Landscape Character Visual Impact Assessment 
• Tree Constraints Plan 
• Landscape Strategy 
• Heritage Impact Assessment  
• Phase 1 Ground Conditions Desk Study  
• Pre-Development Tree Survey & Assessment  
• Concept Drainage Layout 
• Illustrative Site Layout Plan & Parameters Plan 
• Site access general arrangement and vertical alignment design (including swept path 

analysis) 
• Transport Statement  
• Travel Plan  

 
The outline planning application remains under consideration by the council.  
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The Draft Deposit RLDP  
 
Despite the site’s location on the urban fringe, surrounded on three sides by the settlement 
boundary and existing dwellings, the land remains unallocated in the Draft Deposit LDP. For ease 
of reference, an extract from the Council’s Draft Deposit LDP Proposals Map is included at Figure 
1 below.  
 

  
 
 
 
 
 
 
 
 

 
 
 
 
Figure 1: Extract from Draft Deposit LDP Proposals Map 
 
Draft Policy SP1 (Regeneration and Sustainable Growth Strategy) identifies a housing requirement 
of 7,575 dwellings, including 1,977 affordable homes to be delivered in the County Borough 
between 2018 and 2033. This equates to a delivery rate of 505 dwellings per annum.  
 
Draft Policy SP6 (Sustainable Housing Strategy) expands on Policy SP1 and sets out how the council 
anticipate meeting the housing requirement. The housing supply includes land bank 
commitments, windfall sites and new housing allocations. A number of identified sites account for 
undelivered allocations that have been rolled forward from the previous plan.   
 
Draft Policy COM1 (Housing Allocations) sets out the proposed housing allocations up to 2033. We 
note that the subject site has not been included as a residential allocation in the Draft Deposit Plan 
and, whilst this site could also constitute a large windfall site, the settlement boundary has not 
been altered (under the Settlement Boundary Review 2021) to include this land. We, therefore, 
contend that the subject site should be included within the list of sites identified by Draft Policy 
COM1 or, at the least, the settlement boundary should be extended and rounded off to include 
this land. 

1337



 
 

  

 
 

4 

 
Technical Advice Note (TAN) 1 and the requirement therein for a five-year supply of housing land 
was revoked by the Welsh Government by the Ministerial letter issued on 26th March 2020. This 
letter sets out that high quality new homes in the right locations are essential for our future 
wellbeing. Given the infancy of this policy change, it seems appropriate to review and comment on 
the County’s historic rate of housing delivery.  
 
The 2019 Joint Housing Land Availability Study (JHLAS) for Bridgend was the sixth assessment of 
the County Borough’s housing land supply since the adoption of the LDP in September 2013. It was 
also the third successive assessment demonstrating that Bridgend has a housing land supply for 
the Plan area below the 5-year requirement identified within TAN1 (the 2017 JHLAS identified a 4.0 
year supply, the 2018 JHLAS identified a 3.4 year supply, whilst the 2019 JHLAS identified a 2.9 year 
supply). This is reflected in Annual Monitor Reports (AMRs) which have been published to date.   
 
In terms of housing delivery to-date, a total of 579 new dwelling completions (general market and 
affordable) were recorded between 1st April 2018 and 31st March 2019. Cumulatively, there has 
been a total of 2807 dwelling completions recorded since the Plan’s adoption (i.e. 18th September 
2013). This is significantly below the annual need. Put simply, based on the currently adopted plan, 
there is a shortfall of 5572 dwellings. It is evident that key housing sites are not being delivered as 
anticipated, which suggests the need for additional site allocations and windfall sites.  
 
The RLDP housing allocations include a number of historic site allocation and whilst a flexibility 
allowance of 20% has been made, we are of the view this may be insufficient. As such, realistic and 
deliverable development opportunities (such as the subject site) must be taken where possible.  
 
BCBC’s Candidate Site Assessment Report (2021) outlines the Council’s findings of the candidate 
site assessment process as part of the preparation of the Replacement LDP. The register provides 
the following assessment of the subject site (RLDP Reference 345.C1).  
 

“As defined by Strategic Policy 1, Regeneration and Sustainable Development in the County 
Borough will be focused in the following areas: 
 

• Bridgend Sustainable Growth Area 
• Pencoed Sustainable Growth Area 
• Pyle, Kenfig Hill and North Cornelly Sustainable Growth Area 
• Maesteg and Llynfi Valley Regeneration Growth Area 
• Porthcawl Regeneration Growth Area 

 
The Candidate Site is located outside the settlement of Porthcawl which is identified as a 
Regeneration Growth Area (as defined by SP1). Brownfield sites will primarily provide the 
required capacity to accommodate growth within Regeneration Growth Areas. The site 
represents a Greenfield extension to the existing settlement of Porthcawl that would 
undermine the Preferred Strategy. Therefore it is considered to represent an unacceptable 
incursion into the open countryside. Furthermore, the Sustainability Appraisal identifies 
‘SSSI (Site of Special Scientific Interest)’ as a constraint that would prevent development from 
coming forward. The identified constraint is located on the periphery of the site and would 
require further assessment. However, the site is out of accord with the preferred strategy 
and as such will not be assessed as part of Stage 2.” 
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Porthcawl is defined as a Strategic Regeneration Growth Area (SRGA) in the adopted LDP. Whilst 
the Plan favours the development of brownfield site’s where possible, local and national planning 
policy does not preclude the development of greenfield sites where they are located within and 
adjoining those settlements and where it can best be accommodated in terms of infrastructure, 
access, habitat and landscape conservation. Planning Policy Wales goes on to state that “infilling or 
minor extensions to existing settlements may be acceptable, in particular where they meet a local need 
for affordable housing or it can be demonstrated that the proposal will increase local economic activity.1” 
 
The subject site is located on the edge of the settlement boundary of Newton (surrounded by 
development on three sides) and would form a logical and proportionate ‘minor’ extension to this 
key settlement, particularly given that the land to the south, north and west already fall within the 
settlement boundary and are developed. The site also has excellent accessibility to a variety of 
transport modes and there are plentiful key services in the immediate vicinity.   
 
In terms of technical considerations, as part of the current planning application for the 
development of the site, it has been demonstrated that residential dwellings can be suitably 
accommodated without resulting in significant undue harm to features of acknowledged 
importance. We have summarised these technical matters below:  
 

• Landscape Character – A Landscape Character and Visual Impact Assessment (LCVIA) has 
been prepared by TDA to assess the general visual and landscape character impacts the 
proposed development will have upon the surrounding landscape. The LCVIA concludes 
the proposed development will create a defined barrier to avoid erosion into the Merthyr 
Mawr Warren and would be viewed in the context of existing development in the area. As 
such, the site can accommodate the proposed residential development without 
unacceptable landscape character or visual amenity impacts upon its immediate setting or 
the wider landscape. 

• Access – This is achievable from Cypress Gardens, which benefits from an existing turning 
head that abuts the site’s southern boundary. The access road is designed as a 
continuation of Cypress Gardens, which becomes the main access spine road for the 
proposed site. The access road widths vary from 4.5m at the initial access upon entering 
the site, in keeping with the existing widths on Cypress Gardens, to 4.8m as it routes 
northeast into the site. This ensures a smooth transition from the existing road whilst 
offering some additional space within the site. 

• Sustainability – The site occupies a sustainable location with good connectivity to a 
number and range of local facilities. There are good cycling links to nearby settlements and 
an extensive footpath network, including footway links to the shops in Newton. The site is 
also within a short walk of bus stops on Lime Tree Way (circa 300m), with further services 
located on Bridgend Road. In general terms, the site has good access links to Porthcawl 
and the wider region. 

• Foul Drainage – There is an existing public foul sewer located adjacent to the turning head 
of Cypress Gardens. It is proposed that the development could connect at this point. Dwr 
Cymru Welsh Water has confirmed capacity exists within the public sewerage network in 
order to receive the domestic foul only flows from the proposed development site and no 
problems are envisaged with the Waste Water Treatment Works for the treatment of 
domestic discharges from this site. 

 
1 Paragraph 3.60 of PPW (Edition 11)  
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• Surface Water Drainage – Initial investigative work has been undertaken to determine 
how the surface water run-off from the proposed development could be managed. A 
concept strategy has been prepared based on the use of Sustainable Drainage Systems 
(SuDS) integrated with the landscape strategy. The SuDS strategy comprises a mixture of 
permeable paving, rain gardens and shallow infiltration, with swales provided behind the 
rear gardens of the properties to channel surface water into a dedicated infiltration and 
attenuation basin. 

• Ecology – The site has no statutory ecological designation and comprises a small part of a 
coastal dune system that is regularly managed by annual cutting, as acknowledged by the 
Preliminary Ecological Assessment (PEA) undertaken by Pryce Consultant Ecologists in 
February 2020. The coastal zone (Merthyr Mawr Warren) to the south and east is 
designated as a Site of Special Scientific Interest (SSSI), a Special Area of Conservation (SAC) 
and a Site of Importance for Nature Conservation (SINC), although the site does not form 
part of these designations. BCBC’s Candidate Site Assessment Report identifies the SSSI as 
a constraint that would prevent development from coming forward. The Ecological 
Assessment concludes that the development of the site is not likely to pose a direct impact 
on the adjacent statutory ecological designations and is either not suitable to support or 
there was no evidence of European or UK protected species. Whilst there will be a loss of 
a vegetation buffer with the SSSI, this will be marginal. The Ecological Assessment 
concludes that, provided the corridor of semi-mature trees and scrub is maintained along 
the northern boundary as a habitat corridor, potential features of acknowledged ecological 
importance will be suitably safeguarded.   

• Trees – There are 5 no. individual trees (T6, T7, T11, T12 & T13) and a group of young 
Hawthorn, Blackthorn and Bramble on the site. These trees are deemed to fall within 
Category C (i.e. low quality and value) and are proposed to be removed. There is plentiful 
space for the provision of replacement tree planting within the common areas or in 
frontage locations. Further details of this are provided in the Landscape Strategy that 
supports the planning application.  

 
Summary  
 
This representation has been made by Avison Young, on behalf of Tythegston Millennium Trust, in 
response to the consultation exercise for Bridgend’s Deposit Draft Replacement Local 
Development Plan. 
 
In summary, the evidence prepared and submitted for the residential allocation of the subject site 
and/or the extension of the settlement boundary and in support of the planning application for 
the residential development of a slightly smaller portion of that same site2 demonstrates the 
efficient use of this vacant scrubland that could deliver a sustainable form of development, 
representing a logical extension of (or rounding off of) an established and well served key 
settlement and could deliver economic, social and a range of community benefits. 
 
These considerations provide clear and material justification for the site’s allocation in the RLDP 
for residential development, which will provide a sustainable, realistic and deliverable opportunity 
to provide much-needed new homes in Bridgend and will contribute to the County Borough’s 
shortfall in housing supply.  

 
2 Planning application P/20/729/OUT is currently under consideration by BCBC.  
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It is on this basis, we respectfully request the identified land is allocated for residential purposes 
in the RLDP and/or the settlement boundary is extended to include this land.   
 
If you require any clarity in respect of this representation, then please do not hesitate to contact 
me on  
 
With kind regards, 
 
Yours faithfully, 
 

 
Mike Southall MRTPI 
Associate Director 

 
 

 
For and on behalf of Avison Young (UK) Limited 
 
 
cc Mr Wayne Locke – Locke Properties Ltd 

Mr Charles Knight – C.H Knight & Partners 
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Site Location Plan
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Appendix II 

Candidate Site Representation 
(LPA Reference 345.C1) 
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1. Preface 

1.1 This representation has been prepared by GVA, on behalf of Tythegston Millennium Trust, as part of the 

consultation exercise being carried out by Bridgend County Borough Council (BCBC) in respect of the 

invitation to submit candidate site details to inform the preparation of the Revised Bridgend Local 

Development Plan (RLDP) (2018 – 2033). 

1.2 This representation is made in respect of land to the north and east of Cypress Gardens in Newton, 

Porthcawl, Bridgend.  

1.3 The land subject to this representation falls within the ownership of Tythegston Millennium Trust. 

1.4 We understand that the RLDP will identify specific sites to deliver housing and other major development 

needs, such as employment and retail, in Bridgend up to 2033. This stage in the preparation of the RLDP 

invites developers, landowners, and other interested parties to submit details of potential sites for 

development or reuse. 

1.5 The site presents a significant opportunity to deliver sustainable, high quality residential development on an 

area of infill land surrounded on three sides by an existing well-established residential settlement.  

1.6 Further details of the proposed candidate site are clearly set out in the completed Candidate Site 

Assessment Questionnaire that accompanies this statement, together with a plan indicating the extent and 

make-up of the site itself. 

1.7 This statement has been prepared having regard to the Candidate Site Assessment Questionnaire Guidance 

Note, which provides support to promoters of land and other interested parties on the information required 

as part of the candidate site process.  
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2. Site Context  

2.1 The subject site (as shown in Figure 1 below and at Appendix I) extends to 1.36 hectares (3.3 acres) and is 

situated to the north and east of Cypress Gardens, which is located in Newton, on the eastern side of 

Porthcawl.  

2.2 The site comprises unused land that is well suited for residential development, immediately bounding Cypress 

Gardens to the south and the rear gardens of those properties that front Lime Tree Way to the north. To the 

east is open land that extends along the coastline towards Candleston Castle.  

2.3 The surrounding area is predominantly residential in character and form, largely consisting of detached 

dwellings benefitting from front and rear gardens, with respective driveways accessed from cul-de-sacs 

served by the main estate roads.  

 

Figure 1: Site Location Plan 
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2.4 There is plentiful informal, formal and incidental open space located within the vicinity, much of which is 

located to the east of the site and south of Cypress Gardens (including a Council owned playing field for 

which the Council’s Estates Department submitted a representation to the emerging LDP for its inclusion in 

the settlement boundary).  

2.5 Newton benefits from a range of existing facilities including plentiful open space, a children’s equipped play 

area, a day school, football pitches, tennis courts, churches and numerous public houses.  

2.6 The subject site is positioned on the eastern edge of Newton in close proximity to the route of the Wales 

Coast Path, overlooking Merthyr Mawr Warren and Newton Burrows. The village of Newton dates from the 

12th Century, although there has been significant residential development in more recent years taking 

advantage of the good access links offered by the A4106 (Bridgend Road).  

2.7 Beyond Newton, to the west, lies Porthcawl ((identified in the adopted LDP as one of the four strategic 

growth areas in the County Borough). The proposed candidate site is about 1.5 miles from Porthcawl town 

centre and the retail, employment and community facilities offered there. The town also benefits from a 

significant historic and natural amenity resource. 

2.8 Access to the site can be achieved from Cypress Gardens, which benefits from an existing turning head that 

abuts the site’s southern boundary. It is envisaged that a private drive could extend north from this turning 

head, providing an extension to the cul-de-sac. The site has good access links to Porthcawl and the wider 

region. 
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3. Background   

Existing Planning Policy Context  

3.1 Figure 2 (below) shows the extent of the settlement boundary for Newton, edged in purple, as defined by 

the proposals map that accompanies the adopted LDP. Whilst the site is located outside the settlement 

boundary, it is surrounded by it and the curtilages of existing dwellings to the north, south and west. 

 

 

 

 

 

 

 

 

Figure 2: Extract From Adopted LDP Proposals Map 

 

 

3.2 The site is located on the edge of, but within, the Merthyr Mawr Warren Special Landscape Area (SLA) and 

falls partly within the Merthyr Mawr, Kenfig & Margam Burrows (Cadw reference HLW(MGI)1), which is a 

Registered Historic Landscape.  

3.3 The site is also located within a limestone resource safeguarding area. 

3.4 Given the nearby presence of Newton Burrows and Merthyr Mawr Warren, the site is considered to be 

archaeologically sensitive. Whilst there are no listed buildings in the vicinity of the site, Merthyr Mawr Warren is 

designated as a Scheduled Ancient Monument (SAM) (Cadw reference: GM432). This area consists of the 

multi-period remains of a large number of archaeological sites, which range from prehistoric funerary, ritual 

and domestic remains through to medieval/post-medieval deserted settlement.  

3.5 The site is not subject to a statutory ecological designation. The coastal zone (Merthyr Mawr Warren) to the 

south and east is designated as a Site of Special Scientific Interest (SSSI), a Special Area of Conservation 

(SAC) and a Site of Importance for Nature Conservation (SINC), although the site does not form part of these 

designations, nor does it form part of the Glamorgan Heritage Coast.  
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3.6 A Public Right of Way (PROW) runs across the site in an east to west direction. This can be accounted for as 

part of any future development of the site.  

3.7 According to the Development Advice Map, accompanying Technical Advice Note 15 (Development and 

Flood Risk), the site is not located within an area of known flood risk.  

Planning History  

3.8 The most pertinent planning history applicable to the site relates to the submission of two previous planning 

applications for the residential development of the site, as follows:  

Ref: Applicant Proposal Decision 

P/04/1726/FUL 
Tythegston 
Millennium 
Trust 

Full planning application for residential 
development – 12 no. detached dwellings, new 
access onto Cypress Gardens and associated 
landscaping. 

Refused 29/03/2005 

P/99/426/OUT 
C.H. Knight & 
Partners 

Outline planning application for residential 
development - 4 no. detached dwellings 

 
Refused 06/07/1999 

 
(N.B. the above is based on a desktop inspection of available information on Bridgend County Borough Council’s website) 

3.9 We understand the 2004 planning application (LPA reference P/04/1726/FUL) was partly refused on the basis 

of highway safety in connection with the limited carriageway width. The Council’s Highway Engineers 

suggested that a reduced form of development may be given sympathetic considerations as the 

associated traffic movements are unlikely to generate significant adverse effects on the local highway 

network.  

3.10 In addition, we note that a representation was made for the site’s development for residential purposes (LDP 

Candidate Site reference 792.B1) to the candidate site consultation stage of the emerging LDP.  

3.11 A representation was also submitted to the Deposit LDP objecting to the Plan Strategy, the Proposal Map 

and Strategic Policies SP1, PLA1, ENV3 and COM2. This representation objected to the Plan on the basis the 

site should not be excluded from the proposed settlement boundary, should not be included in the SLA and 

that it was not identified as a residential land allocation.    

3.12 We note the Inspector of the Unitary Development Plan (UDP) accepted the site would represent a logical 

rounding off of development, that the protective designations should be removed and the site included in 

the settlement boundary. However, the ‘Alternative Sites Consultation Report’ for the LDP  failed to support 

the allocation of the site (LDP Alternative Site reference AS007) or the extension of the settlement boundary, 

regardless of acknowledging the site being located within a Strategic Regeneration Growth Area (SRGA) 

and adjoining settlement limits.  

3.13 For ease of reference, we have included the UDP Inspector’s comments below:  

“… An illustrative plan was submitted with the objection showing how four dwellings 

might be accommodated on the site. A proposal for development on these lines could, 

1351



Client: Tythegston Millennium Trust Report Title: LDP Representation – Candidate Sites 

 

Date: November 2018  Page: 8 

in my opinion, be considered on its merits under Policy H3, which permits small scale 

infilling and rounding off in main settlements including Porthcawl. However, I conclude 

that there is no reason to allocate it under Policy H1 of the UDP.” 

3.14 The Inspector further stated that:  

“The objectors (CE Knight & Partners) argue that the objection site, which is located 

within the coastal zone, is surrounded on three sides by housing development and is 

inappropriately included within the coastal zone. I accept that it is important to protect 

the unspoilt beauty and character of the coastline, but I consider this site to be almost 

enclosed by residential development and different in character from the open land 

immediately to the east. The site is outside the Heritage Coast, Merthyr Mawr SSSI and the 

proposed Newton Burrows Local Nature Reserve….” 

3.15 These comments clearly remain pertinent to the consideration of this site and support the allocation of the 

site or, indeed, the extension of the settlement boundary to include it.  

Rationale for Housing Allocation  

3.16 The 2018 Joint Housing Land Availability Study (JHLAS) for Bridgend is the fifth assessment of the County 

Borough’s housing land supply since the adoption of the LDP in September 2013. It is also the second 

successive assessment demonstrating that Bridgend has a housing land supply for the Plan area below the 5 

year requirement identified within Technical Advice Note (TAN) 1 (the 2017 JHLAS identified a 4.0 year 

supply, whilst the 2018 JHLAS identified a 3.4 year supply). This is reflected in Annual Monitor Reports (AMRs) 

which have been published to date.  

3.17 BCBC is required to commence a full review of the LDP every four years, the process for which has recently 

commenced. This will assist in meeting the 2021 deadline for having an adopted revised LDP in place to 

avoid having a local policy vacuum that the new Regulations threaten to create. At present, the LDP period 

will cease on 31st December 2021; meaning a revised LDP will need to be in place by 1st January 2022.  

3.18 TAN 1 states that where a shortfall in the housing land supply is identified, the LPA, in its AMR, should consider 

the reasons for the shortfall and whether the LDP should be reviewed either in whole, or in part. The LDP has 

been monitored on an annual basis with the publication of 3 AMRs. The AMR assesses the extent to which 

the LDP’s strategy, policies and allocations are being delivered and how effective it has been in delivering 

the Plan’s overall vision and objectives. 

3.19 In terms of housing delivery to-date, a total of 324 new dwelling completions (general market and 

affordable) were recorded between 1st April 2017 and 31st March 2018. Cumulatively, there has been a 

total of 1,730 dwelling completions recorded since the Plan’s adoption (i.e. 18th September 2013). This is 

significantly below the annual need of 1,123 dwellings and the total housing requirement of 9,690 dwellings 

over the Plan period (2011 – 2021), as identified by the LDP. Put simply, there is a shortfall of 4,322 dwellings. It 

is evident that key housing sites are not being delivered as anticipated, which suggests the need for 

additional site allocations or, indeed, a change to planning strategy to assist with housing delivery.  
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3.20 The LPA has identified a clear issue needing to be addressed in respect of the lack of a five year housing 

land supply and the need for new sites to come forward to allow for the Plan to better reflect and deliver the 

required housing requirements through to 2033. 

3.21 The LDP Review Report was published in June 2018, with a recommendation agreed by Members that a ‘full’ 

review of the LDP should be undertaken. The Review identified that consideration would be given to 

adopted spatial strategy to determine whether it remains ‘fit for purpose’ and it will be necessary to allocate 

additional sites.  

3.22 The need for a full revision of the LDP is, therefore, essential given the necessity to review housing supply to 

ensure that it is sufficient and reflective of the amended growth requirements evidence.  

3.23 The proposed candidate site is surrounded on three sides by the settlement boundary and forms part of the 

SRGA. It is not within open countryside and is close to an established settlement; being on the urban fringe, 

opposite existing and proposed dwellings, served by existing infrastructure associated with the surrounding 

housing development and can be integrated easily into the neighbouring built up area. The site, therefore, 

presents a sustainable, realistic and deliverable opportunity to provide much-needed new homes in 

Bridgend. It is on this basis this representation has been prepared. 

3.24 An indicative site layout plan has been included at Appendix II.   
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4. Site Assessment  

Principle of Residential Development  

4.1 Porthcawl is defined as a Strategic Regeneration Growth Area in the adopted LDP. As such, it has a clear 

strategic role to play within Bridgend and the wider region. One of the area’s key roles is residential provision.  

4.2 The site is located on the edge of the settlement boundary of Newton (surrounded by development on three 

sides) and would form a logical and proportionate extension to this key settlement. The minor alteration of 

the settlement boundary, to include the subject site, or indeed the allocation of the site, would represent a 

logical rounding off of the develop limits, particularly given that the land to the immediate south, north and 

west already fall within the settlement boundary.  

4.3 The site also has excellent accessibility to a variety of transport modes and there are plentiful key services in 

the immediate vicinity. It is on this basis the site is being promoted for inclusion as a housing allocation in the 

RLDP.   

4.4 These key material planning considerations associated with the residential development of the subject site 

are discussed below.    

Highway Safety & Rights of Way 

4.5 In terms of sustainability, the site occupies a sustainable location with good connectivity to a number and 

range of local facilities. There are good cycling links to nearby settlements and an extensive footpath 

network, including footway links to the shops in Newton. The site is also within a short walk of bus stops on 

Clevis Hill (circa 550m), with further services located on Bridgend Road.  

4.6 In terms of access to the site, this is achievable from Cypress Gardens, which benefits from an existing turning 

head that abuts the site’s southern boundary. It is envisaged that a private drive could extend north from this 

turning head, providing an extension to the cul-de-sac. In general terms, the site has good access links to 

Porthcawl and the wider region. 

4.7 The site is divided by a Public Right of Way (PROW) that runs in an east to west direction. It is envisaged any 

future development proposals can be suitably designed to accommodate this existing PROW.  

Ecology  

4.8 The site has no statutory ecological designation and comprises a small unmanaged area of coastal dune-

land, as acknowledged by the Ecological Assessment undertaken in October 2010 (issued in February 2011) 

by Pryce Consultant Ecologists (included at Appendix III). This follows prior ecological survey work carried out 

in 2004.  

4.9 The 2010 Ecological Assessment describes the site as being clothed in scrub to the north and bracken and 

rank grassland to the south, divided by an existing footpath. The assessment also states that the results of the 

2004 and 2010 surveys indicate there have been no gross changes in the habitats and vegetation types 
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located within the site. The view is therefore taken that these are unlikely to have altered significantly since 

the 2010 survey.  

4.10 Whilst the site is said to be largely scrub and grassland, it is acknowledged there will be a need to remove or 

manage some vegetation to facilitate future development. We also note the coastal zone (Merthyr Mawr 

Warren) to the south and east is designated as a Site of Special Scientific Interest (SSSI), a Special Area of 

Conservation (SAC) and a Site of Importance for Nature Conservation (SINC), although the site does not 

form part of these designations, nor does it form part of the Glamorgan Heritage Coast. 

4.11 The 2010 Ecological Assessment concluded the development of the site would not be likely to pose any 

direct impacts to the SSSI, with the loss of the habitat within the site resulting in limited erosion of margin 

features; the impact to neighbouring statutory sites being classified as ‘minor adverse (minimal magnitude at 

national level’.  

4.12 To protect UK Biodiversity Action Plan (BAP) habitats, the 2010 assessment concluded a habitat corridor 

should be maintained along the northern margin of the site, requiring retention and enhancement of 

vegetation and tree cover. This is achievable.  

4.13 No evidence of badgers, reptiles or amphibians was found. The site was also considered unsuitable to 

support dormice, water vole, marsh fritillary butterfly, or other protected fauna. There was also limited 

potential for bats, although some bird species were present in small numbers and could be suitably 

mitigated.  

4.14 A Preliminary Ecological Appraisal is likely to be required to inform any such works, which can be undertaken 

at the appropriate time, together with any Phase II work, to inform the proposals and provide details of any 

necessary mitigation (if required). 

Residential Amenity  

4.15 The immediate site context is wholly residential in nature and form. As such, the introduction of further 

residential dwellings will be sympathetic to the character of the area. 

4.16 The closest residential dwellings to the site are those located opposite the site fronting onto Cypress Gardens, 

The Burrows and Lime Tree Way.  

4.17 The adequate siting, design and scale of future development on the site can be achieved without having 

an unacceptable impact on existing or future residential amenity. 

Visual Amenity & Heritage  

4.18 There are no listed buildings in the vicinity of the site, although Merthyr Mawr Warren is designated as a 

Scheduled Ancient Monument (SAM) (Cadw reference: GM432). This area consists of the multi-period 

remains of a large number of archaeological sites, which range from prehistoric funerary, ritual and domestic 

remains through to medieval/post-medieval deserted settlement. As a result, Newton Burrows and Merthyr 

Mawr Warren are considered to be archaeologically sensitive.  
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4.19 The site is located on the edge of, but within, the Merthyr Mawr Warren Special Landscape Area (SLA) and 

falls partly within the Merthyr Mawr, Kenfig & Margam Burrows (Cadw reference HLW(MGI)1), which is a 

Registered Historic Landscape.  

4.20 In terms of the historic landscape, LANDMAP classifies the area as being important for its rural environment 

and system of sand dunes (Level 4); the recommendation being to maintain the integrity of the buried 

historical and archaeological landscape.  

4.21 From a visual and sensory perspective, LANDMAP designates the area as lowland coastal dunes (Level 3), 

including broad views out to the wider landscape. The description of the landscape aspect area notes the 

recent housing development to the western edge has somewhat reduced the aspect area.  

4.22 The subject site was designated in the historic Ogwr Borough Local Plan and Unitary Development Plan as 

green wedge, although this designation has since been omitted and the site’s protection downgraded.  

4.23 Adopted LDP Policy ENV3 supports development proposals that enhance or improve the Special Landscape 

Areas through their design, appearance and landscape schemes. Whilst this policy does not intend to 

necessarily preclude development, it is intended to reflect the emphasis placed upon the term ‘special’ in 

their definition. As such, the design of developments should be sensitive enough to ensure that the scheme 

makes a positive contribution to the landscape and that the development of the site will not harm the 

special features of the SLA. 

4.24 Having regard to the LANDMAP classifications, the site would be viewed as an extension to the existing 

settlement given that it shares three boundaries with existing development (formerly allocated for housing 

purposes). As such, the inclusion of the subject site as a residential allocation, or simply via an extension to 

the settlement boundary in the RLDP, would represent a logical rounding off exercise. This would create a 

defined barrier to avoid erosion into the Merthyr Mawr Warren and would be viewed in the context of 

existing development in the area.  

4.25 The site’s residential development is capable of being designed to avoid undue harm to the visual amenity 

of the area to ensure the transition between the settlement’s edge and the nearby features of 

acknowledged heritage and landscape importance is softened. Moreover, the future residential plots could 

be designed to reflect the character of the neighbouring dwellings, whilst respecting the site’s “edge of 

settlement” location. An indicative site layout plan is included at Appendix II for illustrative purposes.  

4.26 Overall, the residential development of the site would not have an unacceptable impact upon the 

character and appearance of the area or upon the setting of the Registered Historic Landscape or the 

Merthyr Mawr Warren Special Landscape Area. 

Drainage  

4.27 The drainage, water resources and utilities required by the future development of the site have been 

considered as part of this representation. 

4.28 In terms of foul water effluent, this will be able to connect to the public system located in the adjacent 

highway (Cypress Gardens). Dwr Cymru Welsh Water issued its consultation response as part of the site’s 
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consideration for residential purposes in the adopted LDP. This response stated that… “no problems are 

envisaged with the provision of water supply and discharge of foul drainage from this site.”As such, capacity 

will be available to serve the future development of the site. 

4.29 In terms of surface water, a selection of discharge methods are available for the site. These follow the criteria 

set out by the Environment Agency / Natural Resources Wales and Building Regulations. Approved 

Document Part H of the Building Regulations establishes a hierarchy for surface water disposal. The most 

sustainable method is by infiltration, which most closely mimics the pre-development characteristics of a 

greenfield site. If that is not feasible, then discharge to a watercourse will be employed as the means of 

disposal. 

Welsh Language  

4.30 Technical Advice Note 20 (Planning and the Welsh Language) seeks to safeguard and promote the interests 

of the Welsh language through development proposals.  

4.31 In accordance with this policy context, the impact of the proposal on linguistic character of the surrounding 

area is a material consideration. A residential use of the site will provide further residential dwellings that will 

contribute to the prosperity of the area as a whole. The provision of housing on the site will provide further 

opportunities for young Welsh speakers to remain in the area. As such, the proposal will contribute to the 

maintenance or enhancement of the Welsh language. 

Socio-Economic Benefits  

4.32 The site’s development for housing has the potential to deliver significant benefits to Bridgend, not just in 

terms of housing numbers, but in terms of economic development and community benefits. 

4.33 The importance of the provision of housing to meet local needs and to encourage regeneration and 

economic growth is key to prosperity and has been reinforced as an overarching objective of the WG.  

Deliverability  

4.34 One of the key objectives of the LDP preparation process is to ensure that sites allocated for development 

represent viable and deliverable development opportunities. This is particularly the case for residential 

development to ensure that the housing requirements of the RLDP can be met.  

4.35 The Candidate Site Assessment Questionnaire Guidance Note states that for residential candidate sites, the 

minimum threshold is 10 dwellings or a minimum site size of 0.25 hectares. Notwithstanding this, smaller 

residential candidate sites will be accepted where a revision of the settlement boundary will be required. 

4.36 Whilst larger sites are generally subject to housing allocations, planning policy allows for a proportion of the 

housing land requirement to be met from windfall sites. These are sites which are not allocated in the LDP, 

perhaps because of their smaller size, or because they become available for development unexpectedly 

during the life of the Plan. Windfall sites have historically made a significant contribution to the supply of 

housing in Bridgend. 
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4.37 Whether this site is subject to a housing allocation or simply included within the settlement boundary by 

making a minor ‘rounding off’ alteration to the development limits, it would assist with offering additional 

flexibility in the supply, which would help to increase range and choice. Such sites make a regular and 

reliable source of housing land supply and one which would make an essential contribution to the supply of 

housing in the area. 

4.38 Following the anticipated adoption of the RLDP in 2021, it is expected the development would commence in 

2022 and be fully built-out by 2023. This is subject to the preparation, submission and timely determination of 

a planning application for the subject site’s development. Therefore, it is anticipated the subject site could 

deliver the housing provision earmarked for this site in the first part of the Plan period. 
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5. Conclusion 

5.1 The evidence prepared and submitted as part of this representation for the residential development of land 

north of Cypress Gardens demonstrates the site has the potential to deliver a viable housing scheme in an 

established settlement.  

5.2 The development of the site forms a logical extension of the settlement and is considered to be suitable for 

housing development given that it is not subject to physical constraints and is capable of being delivered 

within the Plan period. In fact, the Unitary Development Plan Inspector accepted the site should be included 

in the settlement boundary, which followed the submission of a candidate site representation to that historic 

plan. Moreover, there is clearly an impetus by the LPA to develop further housing in this location; 

demonstrated by the area’s location in a SRGA as identified by the adopted LDP. 

5.3 In light of the above, the development of the site for wholly residential purposes will make best and most 

effective use of vacant scrub land, in a sustainable edge of settlement location, that will constitute a logical 

extension to (or rounding off of) an established and well served key settlement and will deliver economic, 

social and a range of community benefits. 

5.4 These considerations provide clear and material justification for the site’s allocation in the RLDP for housing 

development, which will contribute to the performance of the emerging RLDP by providing a genuinely 

sustainable residential development opportunity. 
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1. INTRODUCTION 
 
1.1 Pryce Consultant Ecologists (PCE) was commissioned by Tythegstone Millennium Trust , at 

the end of September 2004, to carry out an ecological walkover survey of land at Cypress  
Gardens, Newton, Porthcawl for a proposed residential development.  Following a six year  
period during which the site has remained unmanaged, it was resurveyed by PCE in order to 
re-evaluate its ecological attributes and to update the assessment in  the light of changes in 
base conditions and ecological  legislation.  The present report presents the findings and  
assessments made during site  survey carried out  by Barry Stewart on 12 th October 2010  
which is based upon on the survey carried out by Richard Pryce on 7th October 2004.  Both 
surveys were undertaken in fine, sunny weather.   

 
1.2 The site is located at the western edge of Merthyr Mawr Warren, a Site of Special Scientific 

Interest, and comprises of a small unmanaged area of coastal duneland.  Newton B urrows 
is also designated as a Site of Importance for Nature Conservation in the Bridgend Unitary 
Development Plan and several additional areas of land in the vicinity are also so designated.  
These include Merthyr Mawr Common, Black Rocks and Graig Wood.   The boundaries of  
these designated sites should be clarified prior to development of the Cypress Gardens site. 

 
1.3 The land on the south, west and north of the surveyed site has already been developed to 

provide residential  accommodation.  The land surv eyed, if developed, would therefore fill -in 
the currently open ground. 
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2. PHASE 1 HABITAT SURVEY 
 
2.1 The aims and objectives of this study were: 

• To identify the habitat and vegetation types occurring within the survey site 
• To assess the potential impact  of the proposals on these habitats and vegetation  

types 
• To identify constraints which might be imposed upon the proposals in order to retain 

and conserve habitats of significance 
• To identify opportunities for habitat conservation which might be presented  as a  

result of the development 
 
2.2 Survey Methodology 

The vegetation types present within the site were assessed by Richard Pryce  and Barry  
Stewart using methodology based on that described in the Handbook for  Phase 1 habitat  
survey – a technique for envi ronmental audit  (Nature Conservancy Council, 1990.). The  
results of the survey are presented at figure 1 and descriptions of each habitat type are  
given below.  Target notes  (TN)  were made in order to describe particular features of  
interest which are included in the habitat descriptions and are located on figure 1. 
 
The survey was carried out on   the morning of  12th October 2010  in fine, sunny weather , 
which updated the survey dated 7th October 2004. 
 

2.3 Survey Results 
The site forms a small part of a coastal dune system which forme rly extended westwards  
towards the centre of Porthcawl.  The dunes in this area of the Merthyr Mawr system have 
become stabilized over the years due to lack of grazing and shelter from the prevailing  
winds and are now clothed primarily in rank grassland, b racken and scrub.  A footpath runs 
west – east through the site which broadly divides the woodland and scrub to the north from 
the bracken and rank grassland to the south.  The results from the 2004 and 2010 surveys  
indicate that there have been no gross ch anges in the habitats and vegetation types located 
within the site. 
 
Key to mnemonics used in species lists 

 
d   dominant 
a   abundant 
la   locally abundant 
f   frequent 
lf   locally frequent 
o   occasional 
r   rare 
p   present (no frequency noted) 
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2.4 Woodland and scrub 
The northern site boundary is marked by an overgrown hedge-line behind the gardens of the 
houses in Lime Tree Way which includes mature trees of Sycamore ( Acer pseudoplatanus), 
English Elm (Ulmus procera ) and Ash (Fraxinus excelsior).  A glade of mature Sycamores, 
coppiced in their early years, has been allowed to grow into large, multi -trunked trees on an 
elevated, stabilized sand -dune, at the north -western corner of the site  as shown by Target  
Note TN01.  The hedge -line to the east of this, sections of which are represented by TN03 
and TN04, has become thick with shrubby species extending out to form a narrow belt of  
scrub-woodland dominated by Hawthorn (Crataegus monogyna ) and Bramble (Rubus 
fruticosus agg.) with frequent Buckthorn (Rhamnus catharticus ) and occasional Spindle  
(Euonymus europaeus), Elder (Sambucus nigra), Blackthorn (Prunus spinosa), Burnet-rose 
(Rosa pimpinellifolia ) and Wild Privet (Ligustrum vulgare ).  Bracken (Pteridium aquilinum ) 
also forms a prominent component of this vegetation l ocally.  Where there is a  closed tree 
canopy the understorey  was largely  found to be  dominated by Common Nettle (Urtica 
dioica) and Ivy (Hedera helix ) with the latter often climbing up into the trees providing  
potential habitat  for bats and other fauna.  Other woodland components of the field -layer 
included Cow Parsley (Anthriscus sylvestris), Large Bindweed (Calystegia silvatica ), Herb  
Robert (Geranium robertianum ), Bluebell (Hyacinthoides non -scripta) and  Honeysuckle 
(Lonicera periclymenum).  The se areas al so support a number of  non-native species such 
as Pampas -grass (Cortaderia selloana ), Columbine (Aquilegia vulgaris ), Himalayan 
Honeysuckle (Leycesteria formosa), Montbretia (Crocosmia x crocosmiiflora ) and Domestic 
Apple (Malus domestica ). There is also a substantial shrub of Quince (Cydonia oblonga ) 
adjacent to the stand of Japanese Knotweed (Fallopia japonica). 

The eastern site boundary , shown by  TN06, is also partially marked by scrub and a  
discontinuous overgrown hedgeline.  A similar species associati on to that growing within the 
northern part of the site was recorded here , additional woodland species including Wood  
Avens (Geum urbanum ) and non -natives including Michaelmas Daisy (Aster x salignus ), 
Broad-leaved Oleaster (Elaeagnus macrophylla ), Pendulous Sedge (Carex pendula ) and  
Tree Mallow (Lavatera arborea).  

Elsewhere, in the open areas of the site, scattered scrub  was found to be  coloni sing the  
bracken-dominated vegetation.  Blackthorn, Bramble and Dog Rose (Rosa canina  agg.)  
were prominent with occasional Hawthorn, Sycamore, Buckthorn and Elder. 

Species lists from 2004 and 2010 are shown below, indicating that species composition has 
remained largely unchanged . 
 
TN01                                                    2004   2010   
Acer pseudoplatanus Sycamore o o 
Anthriscus sylvestris Cow Parsley o  
Calystegia silvatica Large Bindweed  f 
Crataegus monogyna Hawthorn  o 
Dactylis glomerata Cock's-foot  o 
Fraxinus excelsior Ash  o 
Galium aparine Cleavers o f 
Geranium robertianum Herb-Robert f f 
Hedera helix Common Ivy a a 
Heracleum sphondylium Hogweed  r 
Holcus mollis Creeping Soft-grass  o 
Prunus spinosa Blackthorn  o 
Pteridium aquilinum Bracken  lf 
Rhus typhina Stag's-horn Sumach  r 
Rosa canina agg. Dog-rose o o 
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Rubus fruticosus agg. Bramble o f 
Sambucus nigra Elder r r 
Urtica dioica Common Nettle f r 
    
TN03                                                    2004   2010   
Acer pseudoplatanus Sycamore  f 
Achillea millefolium Yarrow r  
Anthriscus sylvestris Cow Parsley  o 
Aster novae-angliae Hairy Michaelmas-daisy p  
Calystegia silvatica Large Bindweed lf la 
Cardamine flexuosa Wavy Bitter-cress  o 
Crataegus monogyna Hawthorn f f 
Dactylis glomerata Cock's-foot la lf 
Euonymus europaeus Spindle o  
Eupatorium cannabinum Hemp-agrimony o  
Fraxinus excelsior Ash a a 
Galium aparine Cleavers la lf 
Geranium robertianum Herb-Robert  o 
Hedera helix Common Ivy a la 
Hyacinthoides non-scripta Bluebell  o 
Ligustrum ovalifolium Garden Privet  r 
Lonicera periclymenum Honeysuckle  o 
Malus domestica Apple r  
Prunus spinosa Blackthorn o o 
Pteridium aquilinum Bracken lf f 
Rhamnus cathartica Buckthorn o o 
Rubus fruticosus agg. Bramble lf a 
Rubus ulmifolius Elm-leaved Bramble lf o 
Silene dioica Red Campion o o 
Smyrnium olusatrum Alexanders  o 
Solanum dulcamara Bittersweet  r 
Ulmus procera English Elm o o 
Urtica dioica Common Nettle la f 
    
TN04                                                    2004   2010   
Acer pseudoplatanus Sycamore o o 
Aquilegia vulgaris Columbine  o 
Castanea sativa Sweet Chestnut  r 
Cortaderia selloana Pampas-grass r  
Crataegus monogyna Hawthorn a a 
Crocosmia x crocosmiiflora Montbretia (C. aurea x pottsii)  o 
Dactylis glomerata Cock's-foot  f 
Epilobium hirsutum Great Willowherb  o 
Euonymus europaeus Spindle o o 
Fraxinus excelsior Ash  o 
Geranium robertianum Herb-Robert  f 
Hedera helix Common Ivy  a 
Heracleum sphondylium Hogweed  o 
Leycesteria formosa Himalayan Honeysuckle r  
Ligustrum ovalifolium Garden Privet  r 
Linaria purpurea Purple Toadflax  r 
Lonicera periclymenum Honeysuckle  o 
Malus domestica Apple  r 
Prunus spinosa Blackthorn a a 
Pteridium aquilinum Bracken la a 
Rhamnus cathartica Buckthorn  o 
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Rubus fruticosus agg. Bramble a a 
Smyrnium olusatrum Alexanders  lf 
Ulmus procera English Elm  o 
Urtica dioica Common Nettle  a 
    
TN06                                                    2004   2010   
Acer pseudoplatanus Sycamore o o 
Aster x salignus Michaelmas Daisy  r 
Carex pendula Pendulous Sedge  o 
Crataegus monogyna Hawthorn a a 
Crocosmia x crocosmiiflora Montbretia (C. aurea x pottsii)  o 
Cydonia oblonga Quince r  
Elaeagnus macrophylla Broad-leaved Oleaster  r 
Fallopia japonica Japanese Knotweed lf lf 
Galium aparine Cleavers  f 
Geranium robertianum Herb-Robert  o 
Geum urbanum Wood Avens  o 
Hedera helix Common Ivy a a 
Lavatera arborea Tree-mallow  r 
Lolium perenne Perennial Rye-grass  o 
Myosotis sylvatica Wood Forget-me-not  o 
Prunus spinosa Blackthorn a a 
Pteridium aquilinum Bracken lf a 
Rhamnus cathartica Buckthorn o f 
Rubus idaeus Raspberry  r 
Silene dioica Red Campion  o 
Solanum dulcamara Bittersweet  o 
Urtica dioica Common Nettle lf f 
    

2.5 Grassland 
The south -western corner of the site , as shown by  TN02, retains a small area of remnant  
dune grassland, albeit unmanaged and now largely dominated by a rank sward of Couch -
grass (Elytrigia repens ) and locally  abundant Cock’s -foot (Dactylis glomerata ) and False  
Oat-grass (Arrhenatherum elatius). Associated with these are herbaceous species such as  
Perennial Wall -rocket (Diplotaxis tenuifolia ), Viper’s Bugloss (Echium vulgare ), Small -
flowered Evening -primrose (Oenothera cambrica ), Yarrow (Achillea millefolium ) and  
Mugwort (Artemisia vulgaris ).  The dominance of  fine-grasses such as  Common Bent  
(Agrostis capillaris) recorded in 2004 had largely been r eplaced by coarse species by 2010, 
but most herbaceous species were still pres ent including Lady’s-bedstraw (Galium verum), 
Field Bindweed (Convolvulus arvensis) and Germander Speedwell (Veronica chamaedrys).  
Locally, Dewberry (Rubus caesius) is also a feature of this grassland.  This grassland area 
grades into the bracken dominated vegetation to the east.  
 

TN02                                                    2004   2010   
Achillea millefolium Yarrow o o 
Agrostis capillaris Common Bent lf o 
Allium ursinum Ramsons  o 
Arctium minus Lesser Burdock r  
Arrhenatherum elatius False Oat-Grass la o 
Artemisia vulgaris Mugwort o r 
Calystegia silvatica Large Bindweed lf  
Convolvulus arvensis Field Bindweed o f 
Diplotaxis tenuifolia Perennial Wall-rocket lf r 
Echium vulgare Viper's-bugloss r  
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Elytrigia repens Common Couch la lf 
Erodium cicutarium Common Stork's-bill o  
Galium aparine Cleavers  o 
Galium verum Lady's Bedstraw o o 
Holcus lanatus Yorkshire-fog o  
Lotus corniculatus Common Bird's-foot-trefoil  o 
Oenothera cambrica Small-flowered Evening-primrose o o 
Phleum pratense Timothy o o 
Plantago lanceolata Ribwort Plantain lf o 
Prunus spinosa Blackthorn  f 
Pteridium aquilinum Bracken p la 
Ribes rubrum Red Currant  r 
Rubus caesius Dewberry lf lf 
Rubus fruticosus agg. Bramble  lf 
Rumex crispus Curled Dock o r 
Senecio jacobaea Common Ragwort o  
Taraxacum agg. Dandelion o  
Urtica dioica Common Nettle  o 
Veronica chamaedrys Germander Speedwell o o 
Vicia sativa Common Vetch o o 
 

The verges of the path through the site are characterized by narrow strips of neutral  
grassland, enriched by the  numerous dogs which gain access, with walkers, along it to the  
open dunes.  TN05 lists the species recorded from this strip predominantly comprising  of 
grasses such as Cock’s -foot and Rye -grass (Lolium perenne ).  This vegetation grades into  
the adjacent tall herb and scrub.  

    
TN05                                                    2004   2010   
Agrimonia eupatoria Agrimony r r 
Alliaria petiolata Garlic Mustard  o 
Arrhenatherum elatius False Oat-Grass  lf 
Artemisia vulgaris Mugwort  r 
Aster x salignus Michaelmas Daisy  o 
Clinopodium vulgare Wild Basil r r 
Dactylis glomerata Cock's-foot a a 
Diplotaxis tenuifolia Perennial Wall-rocket o o 
Galium aparine Cleavers  o 
Lolium perenne Perennial Rye-grass f f 
Plantago lanceolata Ribwort Plantain  o 
Poa trivialis Rough Meadow-grass o o 
Ranunculus repens Creeping Buttercup  o 
Rosa pimpinellifolia Burnet Rose lf  
Smyrnium olusatrum Alexanders o o 
Solidago canadensis Canadian Goldenrod  r 
Sonchus asper Prickly Sow-thistle r  
Stachys sylvatica Hedge Woundwort r  
Taraxacum agg. Dandelion  o 
Urtica dioica Common Nettle f f 
Veronica chamaedrys Germander Speedwell  o 
Vicia sativa subsp. nigra Narrow-leaved Vetch  o 

 
2.6 Tall Herb and Fern Vegetation 

Stands of Common Nettle are present adjacent to the paths at the western end of  the site  
which extend under the Sycamore canopy in the north -western corner.  Other tall herb  
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species are associated  with the margins of the scrub and also form a component of the  
bracken-dominated vegetation. 

At the time of both surveys Bracken dominated  the majority of the site area  to the south of 
the footpath path as shown by  TN07. Earlier in the  season, before the bracken canopy  
closed, the understorey would have been more prominent. Understorey plants recorded  
included Bluebell, Red Campion ( Silene dioica), Enchanter’s-nightshade (Circaea lutetiana) 
and Herb Robert (Geranium robertianum) together with a number of weedy species , though 
the edges of these stands are likely to support the highest level of diversity. 

 
TN07                                                    2004   2010  
Achillea millefolium Yarrow lf  
Aegopodium podagraria Ground-elder  lf 
Agrimonia eupatoria Agrimony  r 
Arrhenatherum elatius False Oat-Grass  o 
Artemisia vulgaris Mugwort o o 
Aster x salignus Michaelmas Daisy  o 
Brachythecium rutabulum Rough-stalked Feather-moss  o 
Calystegia silvatica Large Bindweed lf f 
Circaea lutetiana Enchanter's-nightshade r  
Conyza canadensis Canadian Fleabane r  
Crataegus monogyna Hawthorn  o 
Dactylis glomerata Cock's-foot a a 
Epilobium montanum Broad-leaved Willowherb r  
Fallopia japonica Japanese Knotweed  o 
Fraxinus excelsior Ash  o 
Galium aparine Cleavers lf o 
Geranium robertianum Herb-Robert r r 
Hyacinthoides non-scripta Bluebell lf  
Ligustrum ovalifolium Garden Privet  o 
Ligustrum vulgare Wild Privet r  
Lonicera periclymenum Honeysuckle o o 
Malus domestica Apple  o 
Oenothera cambrica Small-flowered Evening-primrose r  
Prunus spinosa Blackthorn lf la 
Pteridium aquilinum Bracken d d 
Ranunculus repens Creeping Buttercup lf o 
Rosa canina agg. Dog-rose o o 
Rosa pimpinellifolia Burnet Rose o  
Rubus fruticosus agg. Bramble lf la 
Rubus idaeus Raspberry  o 
Rubus ulmifolius Elm-leaved Bramble f o 
Sambucus nigra Elder r r 
Scrophularia nodosa Common Figwort o  
Silene dioica Red Campion lf  
Solanum dulcamara Bittersweet o o 
Sonchus asper Prickly Sow-thistle r  
Stellaria media Common Chickweed o  
Tamus communis Black Bryony o o 
Urtica dioica Common Nettle lf lf 
Verbascum thapsus Great Mullein r  
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3. PROTECTED FAUNA 
 
3.1 Bats 

Different bat species have different life-cycle strategies but, in general, each requires the  
following features: 
• Hibernation roost sites, where stable winter temperatures allow a period of winter torpor 

(e.g. underground sites such as caves and mines or crevices and hollows in mature  
standing trees),  

• Nursery roost sites, where females gather in the spring/early summer to give birth and 
rear their single offspring (e.g. roof spaces or crevices and hollows in mature standing  
trees), 

• Roost sites for individual or small congregations of males dur ing spring -autumn (e.g.  
roof spaces or crevices and hollows in mature standing trees),  

• An insect-productive (usually ecologically diverse) feeding environment,  

Additionally, there is a poorly understood need for social -gathering sites at certain times of  
the year (e.g. the autumn mating season) for some, or all species. 

Most, if not all British bat species are believed to be in decline.  Main threats to bat  
populations can be summarised as: 
• The loss of invertebrate-rich foraging areas (eg. woodland, hedgerows, ponds),  
• The loss of nursery and hibernation roosts (eg. caves and mines, roof spaces, large  

standing trees), and  
• The effects of toxic chemicals (eg. timber preservatives in roof-space roosts, agricultural 

insecticides which reduce prey species). 

All British bat species are protected under:  
• Appendix iii of the Bern Convention 
• Appendix ii of the Bonn Convention (including the Convention's agreement on the  

conservation of bats in Europe) 
• Schedule 2 of the Conservation (Natural Habitats etc) Regulation s 2010 (regulation 38 

includes the requirement to conserve linear features in the wider countryside) 
• Schedules 5 and 6 of the Wildlife and Countryside Act 1981 (as amended). 

The above legislation affords complete legal protection to all bats and their roos ts. Any entry 
to a roost site, or any work which affects or destroys a roost site, can only be carried out  
under licence from the Welsh Assembly Government who will be advised by the Countryside 
Council for Wales.  

The two pipistrelles, greater and lesser  horseshoe, barbastelle and Bechstein bats are UK  
Biodiversity Action Plan Priority Species and are species of Principal Importance  for 
Conservation of Biological Diversity in Wales under section 74 of the Countryside and  
Rights of Way Act 2000  and section 42 of the Natural Environment and Rural Communities 
(NERC) Act 2006.   

 
 Survey methods  

Examination of the survey site was undertaken in order to identify and assess structures and 
mature trees which might offer potential bat roost sites. Loose bark, splits and holes and  
dense ivy are all used as roost shelters by bats, either indivi dual animals (typically males) or 
by aggregations of nursing females.  Basal rot is often an indication of dead/hollow timber  
higher in the tree.  

Areas likely to offer particularly rich bat foraging opportunities were also sought. 
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A flight-activity survey was not undertaken. 
  
 Survey results 

No large senescent trees are present but mature trees clad with ivy occur principally in the 
northwest corner of the survey area.  These provide potential bat roost sites.  
 
The dense scrub and trees of the northern hedgeline also provide good foraging habitat both 
for bats which might roost in the trees located within the site and for visiting bats  which may 
be roosting in nearby houses.  
 

 
3.2 Badger 

Badgers are opportunistic omnivores, taking a range of fruits, nuts and cereals.  In Britain,  
earthworms are the single most important prey item. Varied habitats, with a range of natural 
and semi-natural features, support the greatest numbers of animals.  Woodland is usually  
chosen for main setts and areas of improved grazing are important sources of earthworms. 

Badgers live in social groups, comprising 2-25 animals (average 6). The group defends a  
territory of 10ha to 300ha (average 50ha, depending on habitat quality). Such territories are 
stable over time and contain adequate food resources and underground shelters  known as 
setts.  

Setts comprise a series of tunnels and chambers in which badgers rest and breed.  
Woodland is favoured for sett sites and typically they are dug on south facing slopes, in free-
draining soils.  Different types of sett can be recognised: 
• the main sett is in continuous use (in some cases for several hundred years) and is  

used for breeding 
• annexe setts are close to main setts (usually <150m) and smaller. They are used  

infrequently as an alternative to the main sett (perhaps by individuals temp orarily 
excluded because of breeding activity in the main sett) 

• subsidiary and outlier setts are used sporadically, typically have one or two holes, and 
may be located anywhere in the territory. 

The badger and its underground sett are protected under vario us Acts of Parliament, most  
importantly the Protection of Badgers Act 1992.  The badger is also included on schedule 6 
of the Bern Convention.  It is illegal to kill or injure any badger or to intentionally or recklessly 
damage, destroy or obstruct access  to a sett.  Any development work to be carried out  
within the vicinity of a sett requires a licence to be obtained in advance from the Welsh  
Assembly Government who will be advised by the Countryside Council for Wales.  As a  
general rule, the use of machinery would not be permitted within 30m of an active sett during 
the “close season” which extends from December to June inclusive. 

 Survey methods  
During the site survey, evidence of badger presence and activity was sought.  Such field  
signs as setts (the underground breeding/resting holes of badgers), latrines (dung pits, often 
used as territory -markers), footpaths (identified by footprints, hairs caught on wire fences)  
and feeding areas (identified by characteristically disturbed/uprooted ground) were reco rded 
if found. 

 Survey results 
 No badger setts were located during the site visit s, nor were any badger signs observed.  It 
was not possible, however, to search areas of dense vegetation and scrub due to their  
inaccessibility but it must be borne in mind that  the topography of th e site would be  
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favourable to the digging of setts.  However, the high usage of the pathways by dogs and  
humans would be likely to deter badgers from taking-up residence. 

 No evidence of badger visitation to the site was found.  Pathways would have been evident 
through the bracken area but none were found.  Little suitable foraging opportunity is  
present and no evidence of foraging was found. 

 
 
3.3 Birds 

The site is considered to be subject to too much disturbance and to be too enclosed by built 
development to be of significance in supporting any  species of bird  protected by their  
inclusion on schedule 1 of the Wildlife and Countryside Act 1981 .  In 2004 it was suggested 
that there might be the possible occasional visit by hunting Barn Owl or other protected  
raptors, but  the development of scrub and Bracken makes this site unsuit able for this  
species in its current condition.  

Fieldfare and Redwing are winter-visiting thrushes included on schedule 1 and are nomadic, 
winter-visiting species which feed on berries such  as Hawthorn.  The berry -bearing scrub  
within the site would be attractive to these birds in cold weather in the winter months 

No other protected bird species were recorded or suspected of occurring. 

Several bird species of significance included as  Species of Principal Importance for 
Conservation of Biological Diversity in Wales under  section 42 of the Natural Environment  
and Rural Communities Act 2006,  UK Biodiversity Action Plan Priority Species and species 
of Conservation Concern occur within the site, some of which could breed.  Section 42 and 
BAP Priority Species recorded during the surv ey or which are likely to occur  include Song  
Thrush, Lin net, Starling, House Sparrow  and Bullfinch whilst concern species included on  
the RSPB Red and Amber Lists and  the BTO High and Medium Alert Lists include, for  
instance, Swallow, Dunnock, Blackbird, Mistle Thrush , Willow Warbler,  Goldfinch and  
Greenfinch. 

Reference should be made to Section 4, below, in order to minimise the impact upon bird  
populations present within the site.  

 
 
3.4 Reptiles 

Six native reptile species occur in Britain: the adder ( Vipera berus), the grass snake (Natrix 
natrix), the smooth  snake (Coronella austriaca  ), the sand lizard (Lacerta agilis ), common  
lizard (Lacerta vivipara  ) and the slow worm (Anguis fragilis ).  The smooth snake is not  
found in Wales and sand lizard is restricted to recent reintroduction sites.  

Grass snakes are most commonly associated with wet habitats and frequently feed on  
aquatic animals such as frogs.  The adder and slow worm are typically associated with drier, 
heathland habitat and the common lizard is found in a wide range of habitats. All these  
species ar e cold blooded, and need to bask in sunlight. Such basking opportunities are  
readily found on south -facing slopes, and habitats such as free -draining railway  
embankments and old quarry workings are characteristically good sites. 

Schedule 5 of the Wildlife & Countryside Act 1981  provides varying levels of protection for  
these species.  The smooth snake and sand lizard are afforded complete protection under  
schedule 5 of the Act. The other four species are protected in respect of killing, injuring and 
sale. 

 

1379



Tythegstone Millennium Trust       Report date 24th February 2011 
Cypress Gardens, Porthcawl: Ecological Survey 

 

________________________________________________________________________________________________ 
 

Pryce Consultant Ecologists 
 

 
 

PAGE 16 

The sand lizard is a UK Biodiversity Action Plan Priority Species and on the basis of  
historical records and current re -introduction experiments it is also included as a Species of 
Principal Importance for Conservation of Biological Diversity  in Wales unde r section 74 of 
the Countryside and Rights of Way Act 2000 and section 42 of the Natural Environment and 
Rural Communities (NERC) Act 2006. 

 
Survey methods 
Areas of habitat suitable for reptiles were recorded during the site survey and limited direct 
searches for reptiles were made concentrating on sunlit open areas in suitable habita t.  No 
systematic survey using artificial refugia was undertaken. 

Survey results 
No reptiles were observed during the site visits.  

Due to the development of scrub and Bracken, the site supports  only limited opportunities 
for reptiles, these include the Bracken-dominated vegetation and  ‘edge habitats’ along the  
pathway where it marks the boundary between the bracken and scrub. 

 The ubiquitous Common Lizard and Slow -worm are likely to be present within the site  in  
small numbers. 

 
 
3.5 Amphibians.    

Six native amphibian species occur in Britain: the common frog (Rana temporaria ), the  
common toad (Bufo bufo ), the natterjack toad (Bufo calamita ), the smooth newt (Triturus 
vulgaris), the palmate newt (T. helveticus) and the great crested newt ( T. cristatutus).  All of 
the amphibians have aquatic egg and larval stages and are therefore dependent on water  
for successful breeding.  Eggs are laid in suitable ponds during the spring and the larvae  
(tadpoles) remain in the water for several weeks or months.  A dults of each of these species 
typically spend 6-9 months on land in invertebrate -rich feeding areas and in over -winter 
hibernacula. 

The Wildlife & Countryside Act 1981 provides varying levels of protection for these species. 
The great crested newt is affo rded complete protection under schedule 5 of the Act. Any  
development work to be carried out within an area where this species occurs requires a  
licence to be obtained in advance from the Welsh Assembly Government who will be  
advised by the Countryside Council for Wales  

 The great crested newt is also a Species of Principal Importance  for Conservation of  
Biological Diversity in Wales under section 74 of the Countryside and Rights of Way Act  
2000 and section 42 of the Natural Environment and Rural Communities (NERC) Act 2006.  
It is also a UK Biodiversity Action Plan Priority Species. 

Survey methods 
Areas of habitat suitable for amphibians were sought during the site visits.  

Survey results 
No ponds are present within the site.  It is possible that small ponds have been constructed 
in nearby gardens but it is considered that the habitats within the site are too dry and free -
draining to support significant numbers of amphibians.  
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3.6 Other Protected and Significant Fauna 
The site does not support appropriate habitat for species such as Otter, Water Vole,  
Dormouse and Marsh Fritillary butterfly an d these are not considered to pose a constraint to 
development.   

Brown Hare is a species included as a Species of Principal Importance for Conservation of 
Biological Diversity in Wales under section 74 of the Countryside and Rights of Way Act  
2000 and section 42 of the Natural Environment and Rural Communities (NERC) Act 2006.  
It is also a UK Biodiversity Action Plan Priority Species.  The site is not considered to be of 
significance to this species due to the close proximity of the existing residential area,  
disturbance by dogs and humans and the dense nature of its vegetation. 

Hedgehog is a species included as a Species of Principal Importance  for Conservation of  
Biological Diversity in Wales section 42 of the Natural Environment and Rural Communities 
(NERC) Act 2006. The site is likely to support a small  number of hedgehogs but the habitat 
is not considered particularly suitable and frequent disturbance by dogs is also a factor  
which would deter the species.  Development of the site to include gardens may diversify the 
habitat to the advantage of hedgehogs. 
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4. ASSESSMENT 
 

4.1.  Assessment criteria 
Impact significance has been assessed for each of the features using a three stage process: 
An assessment of ecological value; an assessment of the magnitude of the likely impacts of 
the proposals; and a determination of impac t significance based on a combination of  
ecological value and magnitude of impact.  
 
Ecological Value  
Each feature has been classified according to its nature conservation value using the  
examples provided in Table 4.1.  
 
Table 4.1. Assessment of Ecological Value 

Value Examples 

International Internationally designated or proposed sites such as Ramsar Sites,  
Special Protection Areas, Biosphere Reserves and Special Areas of  
Conservation, or otherwise meeting criteria for international designation. 
Sites supporting populations of internationally important species. 

National Nationally designated sites such as Sites of Special Scientific Interest  
(SSSIs), or non -designated sites meeting SSSI selection criteria,  
National Nature Reserves (NNRs), Nature Conservan cy Review (NCR)  
Grade 1 sites, viable areas of key habitats within the UK Biodiversity  
Action Plan. Sites supporting viable breeding populations of Red Data  
Book (RDB) species (excluding scarce species), or supplying critical  
elements of their habitat requirements.  

Regional Sites containing viable areas of threatened habitats listed in a regional  
Biodiversity Action Plan, comfortably exceeding Site of Importance for  
Nature Conservation (SINC) criteria, but not meeting SSSI selection  
criteria. Sites supporting viable populations of Nationally Scarce species 
or those included in the Regional Biodiversity Action Plan on account of 
their rarity, or supplying critical elements of their habitat requirements. 

High Local Sites meeting the criteria for a county or  metropolitan area designation  
(such as SINC), which may include amenity and educational criteria in  
urban areas. Ancient semi -natural woodland. Designated Local Nature  
Reserves. Sites containing viable areas of any key habitat type identified 
in the Local  Biodiversity Action Plan (LBAP). Sites supporting viable  
breeding populations of species known to be county/metropolitan rarities 
e.g. featuring in county ‘red data book’ or LBAP, or supplying critical  
elements of their habitat requirements. 

Moderate Local Undesignated sites, or features considered appreciably to enrich the  
habitat resource within the context of the Borough or District, or included 
in the Borough or District LBAP. Amenity and educational functions will 
be recognised in urban areas. Sites with viable breeding populations of 
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species listed as rare in the District or Borough LBAP or supplying  
critical elements of their habitat requirements. 

Low Local Undesignated sites, or features considered appreciably enriching the  
habitat resource within  the context of the Parish or neighbourhood (e.g. 
a species-rich hedgerow). 

Negligible Low-grade and widespread habitats 

 
 
 
Magnitude of Impact  
The magnitude of each predicted impact has been assessed on a scale of High, Medium,  
Low and Minimal according to the criteria provided in Table 4.2.  
 
Table 4.2. Criteria for determining magnitude of impacts 

Magnitude Criteria 

High Loss of about 50% or more of the site area. Other effects (e.g.  
disturbance or damage arising from pollution) including indirect im pacts 
having an adverse impact equivalent in nature conservation terms to a  
loss of >50% of the site area. 

Medium Loss affecting 20-49% of the site area. Other effects (e.g. disturbance or 
damage arising from pollution) including indirect impacts having an 
adverse impact equivalent in nature conservation terms to a loss of 20 -
49% of the site area. 

Low Loss affecting 4-19% of the site area. Other effects (e.g. disturbance or 
damage arising from pollution) including indirect impacts having an  
adverse impact  equivalent in nature conservation terms to a loss of 4-
19% of the site area. 

Minimal Loss affecting up to 4% of the site area. Other effects (e.g. disturbance 
or damage arising from pollution) including indirect impacts having an  
adverse impact equivalen t in nature conservation terms to a loss of 4% 
of the site area. 
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Significance of Impact  
Table 4.3. illustrates how significance has been assigned to the impact, based on a  
combination of the value of the feature being assessed. This has been expressed  on a five-
point scale ranging from Severe to Negligible as shown below.  
 
Table 4.3. Criteria for determining significance of impacts 

Impact 
Magnitude Ecological Value 

 Inter-
national National Regional Local   

High 
Local   

Moderate 
Local   
Low 

Un-
important 

High Severe Major Major Major Moderate Minor Minor 

Medium Major Major Moderate Moderate Moderate Minor Negligible 

Low Moderate Moderate Minor Minor Minor Negligible Negligible 

Minimal Minor Minor Negligible Negligible Negligible Negligible Negligible 

 
 

4.2.  Assessment of significance of impact on plants and habitats 
 
4.2.1. STATUTORY SITES 

The study site is located at the western edge of Merthyr Mawr Warren, a Site of Special  
Scientific Interest, and comprises of a small unmanaged area of coastal d uneland.  Newton 
Burrows is also designated as a Site of Importance for Nature Conservation in the Bridgend 
Unitary Development Plan and several additional areas of land in the vicinity are also so  
designated.  These include Merthyr Mawr Common, Black Rock s and Graig Wood.  The  
boundaries of these designated sites should be clarified prior to development of the Cypress 
Gardens site. The study site provides a soft edge to Merthyr Mawr Warren SSSI .  Although 
the development proposals are not likely to pose any direct impacts on the SSSI, the loss of 
the habitats within the site will result in  limited erosion of margin features that help buffer the 
SSSI.  This impact is  likely to result in a  MINOR ADVERSE IMPACT (Minimal magnitude 
at National level). 
 
HABITATS AND VEGETATION  

4.2.2. Habitats of European Significance 
No Annex 1 habitats as defined in the EC Habitats Directive occur in or adjacent to the study 
area.  

4.2.3. Section 42 and UK BAP Habitats 
Habitats of Principal Importance in Wales under Section 42 of the NERC Act 2006 and UK 
Biodiversity Action Plan Priority Habitats which are present within the study area include: 

Coastal Sand Dunes 
Impact Assessment 
The dune characters of the study site are very limited, the site largely being vegetated by 
secondary woodland, scrub, Bracken and Bramble , this mosa ic loosely fitting the NVC  
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description for W25  Rubus fruticosus  agg. - Pteridium aquilinum  underscrub. Whilst  
these habitats are not of high conservation importance in terms of the dunes, they do  
support a level of species and structural diversity likely t o qualify as being of High Local 
importance, resulting in a MAJOR ADVERSE IMPACT (High magnitude at High Local 
level). 
Mitigation 
It is recommended that a habitat corridor is maintained along the northern margin of the 
site which would involve retenti on and enhancement of tree and scrub habitats. Such  
measures would require removal and treatment of non-native species. 
Residual Impact Assessment 
The implementation of  recommended mitigation  measures to retain and manage key  
habitats on site should reduce  the impact on dune scrub to  MODERATE ADVERSE  
IMPACT (Medium magnitude at High Local level). 

4.2.4. Local BAP Habitats 
There are no habitats of concern additional to those included above  that have been adopted 
by Local Authority  in order to fa cilitate their conservation at a local level  and which are  
included in the County Borough’s Local Biodiversity Action Plan. 

4.2.5. Protected Plant Species 
Small quantities of Bluebell occur within woodland and Bracken-covered areas. This species 
is protected against sale under the Wildlife and Countryside Act 1981 (as amended) .  The 
loss of these plants will result in  a MAJOR ADVERSE  IMPACT  (Low magnitude at  
National level) .  Mitigation of this impact coul d be achieved by protecting existing plants  
located on and near the site  boundaries and  by translocating plants from within the site to  
refuges of safety in the locality.  

4.2.6. Plants of European Significance 
No plant species of European significance were recorded within the survey site.  

4.2.7. Section 42, UK BAP and Local BAP Plant Species 
No plants within these categories were recorded within the survey site.  

4.2.8. Non-designated Habitats and Plant Species 
Impact Assessment 
The mosaic of  semi-mature tr ees, scrub , ruderal vegetation , rank semi -improved 
grassland and stands of  Bracken within the  site are collectively considered to be of  
High Local importance, resulting in a MAJOR ADVERSE IMPACT (High magnitude at 
High Local level). 
Mitigation 
It is recommended that a habitat corridor is maintained along the northern margin of the 
site which would involve retention and enhancement of tree and scrub habitats. Such  
measures would require removal and treatment of non-native species. 
Residual Impact Assessment 
The implementation of measures to retain and manage key habitats on site should  
reduce the impact on dune scrub to  MODERATE ADVERSE IMPACT  (Medium 
magnitude at High Local level). 
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4.3.  Scoping Opinions and recommendations for protected fauna 
 

4.3.1. Badger 
 No evidence of Badger use of the site was found, nor was there any evidence that  
suggested any setts were on, or close to, the site.  

Scoping Opinion:  Whilst it is considered unlikely that a Badger sett is located within the  
study area, should a sett  or potential sett be discovered during any site operations, works  
must stop immediately within a 30m radius and a suitably qualified ecologist consulted  
before any further works proceed in the affected area.  Attention is drawn to best practice 
when there  is potential for Badgers to be present in the vicinity of site operations,  
reproduced at appendix 3. 

 
4.3.2. Bats 

There is very limited potential for bats to roost within the site in semi -mature trees, in  
particular, only those having a significant claddin g-growth of Ivy.  No trees or other  
structures were identified that were considered to be likely to support multi -animal roosts or 
hibernation sites although single animal roosts could occur. It is very likely that bats roost in 
nearby houses and other bui ldings and that the study site provides reasonably good bat  
foraging potential, particularly along  the pathway and scrub edges  which could have  
established flight-lines. 
Scoping Opinion:  It is recommended that well in advance of any plans to remove  any 
larger trees , appropriate  surveys should be undertaken to target potential roost features  
(principally in the semi-mature trees) and to determine the level of bat activity within the site. 
Attention is drawn to best practice when it is planned to fell or lop potential ro ost trees,  
reproduced at appendix 2. 
 

4.3.3. Birds 
Several bird species of significance included as  Species of Principal Importance for  
Conservation of Biological Diversity in Wales  listed under Section 42 of the  Natural 
Environment and Rural Communities Act 2006,  UK Biodiversity Action Plan Priority Species 
and species of Conservation Concern occur within the site, some of which could possibly  
breed.  Section 42 and BAP Priority Species recorded during the survey or which are likely 
to occur, include Kestrel, Dunnock, Song Thrush, House Sparrow, Linnet and Bullfinch. 

Scoping Opinion: Although the site is unlikely to support significant populations of any of  
these species,  the  species assemblage is likely to be of local significance and  mitigation 
options such as nest boxes for key species should be included within the scheme in order to 
help offset losses.  

 
4.3.4. Reptiles 

 Scoping Opinion: Due to the dense and shaded nature of the site, i t is considered unlikely 
that it supports a  significant reptile population, although casual occurrence by  individuals  
cannot be discounted. 

 
4.3.5. Amphibians 

Scoping Opinion: The study site provides no breeding opportunities for amphibians which 
are not considered to pose a constraint to the development.  Due to the likelihood of animals 
moving between the dunes and residential areas, the scheme should be planned to enable 
free movement of animals across the site.  
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4.3.6. Other Protected and Significant Fauna 
The site may support small numbers of Hedgehog.  
Scoping Opinion:  Although not considered to pose a constraint to development , it is  
recommended that the habitat corridor  that is  suggested to be retained in association with  
the northern site boundary will afford refuge and a travel route for the potential use of  
Hedgehogs as well as other species. 

The site does not  support appropriate  habitat for Dormouse, Water Vole , Marsh Fritillary  
butterfly, other protected fauna, Brown Hare or other species of significance.  
Scoping Opinion: These species are not considered to pose a constraint to development  
and further survey considered unnecessary.  

 
 
5. RECOMMENDATIONS and MITIGATION 
5.1 Habitats and Vegetation 

 The corridor  of semi-mature trees and scrub  along the northern site boundary  should be  
retained and enhan ced as a wildlife resource as it provides  excellent opportunities for  
nesting birds, roosting bats and general faunal cover and foraging.  It is also likely to support 
a diverse range of invertebrate species which will provide foraging for species higher -up the 
food-chain.  The removal and treatment of non -native species should be carried out as part 
of the development scheme.   Restrictions should be included in house deeds to discourage  
future occupiers of adjoining residential properties  from cutting or otherwise damaging this  
valuable feature in order to safeguard this boundary habitat. 

Consideration should be given to conserving Bluebells by protecting existing plants located 
on and near the site boundaries and by translocating plants from within the site to refuges of 
safety by their introduction into areas of existin g mature trees and in landscape plantings.   
Care should be taken  to ensure that only the native species, Hyacinthoides non-scripta, is 
planted and it is recommended that plants are transplanted in the green from areas of  
bracken-dominated vegetation which will be lost during the development of the site. 

 The Japanese Knotweed (Fallopia japonica ) will require appropriate treatment prior to site  
development in accordance with WDA and Environment Agency guidelines. 

 
5.2 Bats 

It is recommended that well in advance of any plans to remove any larger trees, appropriate 
surveys are undertaken to target potential roost features (principally in the semi -mature 
trees) and to determine the level of bat activity within the site.   No works should be carried 
out on any structure or potential tree roost before a detailed assessment has been made for 
bat usage of each individual feature by a qualified person. 

 The scheme designers should seek to retain at least the existing  extent of native-species  
tree, scrub and hedgerow cover.  Where losses are unavoidable, mitigation should be  
provided by planting appropriate native -species trees and shrubs of local origin.  Plantings  
should, at least eq ual, and preferably exceed the areas of bat -foraging habitat lost to the  
development.  Tree felling or scrub -removal should be undertaken in accordance with the  
accepted protocol for the removal of potential bat-roost trees (see Appendix 2). 

Particular care should be taken not to remove or damage any trees or associated semi -
natural vegetation except as part of an approved ecological/environmental site management 
plan.  All mature trees, buildings and other structures should be considered as potential bat 
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roosts and their disturbance should only be carried out in accordance with the  accepted  
protocol to minimise risk to bats (see appendix  2).  Arisings from felled or lopped trees  
should be used to create habitat piles to provide faunal cover and refuges. 

If any bats are unexpectedly found during works, immediate advice should be soug ht from 
the site ecologist or the Countryside Council for Wales.  

Where appropriate, bat roosting-boxes or bat-bricks should be installed in suitable locations, 
such as under or within proposed structures or in the vicinity of prolific growth of Ivy, in order 
to provide additional cover and shelter. 

 
5.3 Badger 

 It is not anticipated that a Badger sett occurs on site, however, should Badger holes  be 
uncovered in areas of dense vegetation during site clearance, work must immediately stop  
and advice must be  sought from a qualified ecologist.  No works must be undertaken within 
30m of any  active badger sett unless a licence has been granted by the  appropriate 
authority. 
 

5.4 Birds 
Although the site is unlikely to support  significant populations of any  bird species,  the  
species-assemblage is likely to be of local significance and mitigation options such as nest 
boxes for key species should be included within the scheme in order to help offset losses. 

Tree felling  scrub -cutting and  the removal of rank  vegetation should  only be undertaken  
between September and February inclusive to avoid the bird nesting season .  Due regard 
should also be paid to the accepted protocol for the removal of potential bat-roost trees (see 
Appendix 2). 

All compensatory plantings should be of species appropriate to preserve the character of the 
local landscape.  These should be of locally native species (or as otherwise directed by the 
site ecologist) and only of local  origin.  In order to provide feeding opportunities for birds  
outside of the breeding season , plantings should include berry and seed -bearing trees and 
shrubs such as Hawthorn, Buckthorn, Spi ndle and Elder.  Native species of trees and  
shrubs (including non berry -bearing species) generally have higher invertebrate productivity 
than alien species,  which will result  in a richer  feeding environment for birds  and other  
fauna.  White Poplar and coniferous species should not be pl anted at this site.  Sea 
Buckthorn (Hippophae rhamnoides) must not be planted under any circumstances at  
this site, as this highly invasive shrub is a threat to adjacent  protected, native 
duneland habitats.   

Existing vegetation and new plantings should not be over-managed and species such as Ivy, 
Bramble and Gorse should be allowed to grow, as these also provide good food sources  
and cover for nesting birds, bats and other fauna.  
 

5.5 Reptiles 
It is recommended that  a systematic survey and , if necessary,  tr anslocation of individual  
animals be undertaken prior to the  commencement of  development at the site and that  
equivalent areas of suitable compensatory habitat be maintained in the immediate area.  
 

5.6 Hedgehog 
Although not considered to pose a constraint to development , the habitat corridor  that is  
recommended be retained and enhanced along the northern site boundary will afford refuge 
and a travel route for the potential use of Hedgehogs, as well as other species 
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5.7 Japanese Knotweed 

A few small stand s of Japanese Knotweed  are present in the north-eastern corner of the  
site. Particular care should be taken not to spread propagules of this species during works, 
whether within the site or by exporting to, or importing from other sites, including on vehicle 
wheels, tracks, etc.  Control and eradic ation of this species should be carried out in  
accordance with Welsh Assembly Government and Environment Agency Wales guidelines. 

 
5.8 General Recommendations 

Particular care must be taken at all times to ensure that no polluted fluids , effluent or other  
noxious material is allowed to adversely affect the land within or adjacent to the site which is 
designated for nature conservation.  

It is recommended that new constructions incorporate bat, bird, reptile and amphibian -
friendly features. 

Works must only be carried out during the appropriate seasons, in order to comply with  
current legislation and best practice principles (see appendix 4). 

Tree felling or scrub -removal should be undertaken between September and February  
inclusive to avoid the bird nesting season, but due regard  should also be paid to the  
accepted protocol for the removal of potential bat-roost trees (see Appendix 2). 

Arisings from scrub -cutting should be used to construct habitat piles in areas least likely to 
be disturbed in future, to provide additional faunal habitat and cover. Their locations should 
be decided in consultation with a qualified ecologist.  

5.9 Implementation & Supervision 
Careful planning and supervision of contractors should seek to ensure that disturbance to  
habitats to be retained and species  of significance, whether protected, of conservation  
concern, or undesignated, is kept to an absolute minimum. Future site maintenance should 
also bear due regard to the well-being of all habitats, flora and fauna. 

There should be ecological input at all st ages of development. All ecological  
recommendations must be translated into appropriate clauses in works contracts and be  
specified in appropriate method statements. The site ecologist should, where appropriate,  
approve documents and plans that may affect the ecological features identified, particularly 
where there are legal implications, such as the security of protected species and important 
habitats.  

Where appropriate, site works should be supervised by a qualified person performing the  
duties of an Eco logical Clerk of Works to ensure that the ecological requirements of the  
works progress to completion satisfactorily.  

All site personnel should be made familiar with the ecological requirements of the site at  
induction courses and tool-box talks. 
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APPENDIX 1 
 

International, National and Local Statutory and Policy Framework  compiled by David Clements  
 
1. Nature conservation in the UK is  affected by a complex framework of legislation and policy at the  

international, national, regional and local levels.  This section of the strategy summarises current  
legislation and policy insofar as it affects the study area, and gives a brief outline of  the statutory  
obligations and responsibilities within which the strategy must function.  

2. The summary below deals only with legislation and statutory policy matters which are directly relevant to 
the study area.  Other legislation and policy documents whi ch have indirect relevance, or which could  
become relevant in the future, should be consulted where relevant.  

 
3 International Obligations 
3.1 There is increasing awareness and concern at the need to protect natural habitats and their biodiversity 

at both  the global and the European scale.  This has resulted in a number of important international  
conventions, directives and agreements in the period since about 1970, to which the UK has either  
become a signatory or has incorporated into national law.  The most relevant of these are as follows: 

 
 EC Council Directive on the Conservation of Wild Birds, 1979 (The ‘Birds Directive’)  
3.2 The Birds Directive (No. 79/409/EEC) applies to wild birds, their eggs, nests and habitats, and provides 

for the protection, man agement and control of all species of birds naturally occurring within member  
states.  It requires the UK to take measures to ensure the preservation of sufficient diversity of habitats to 
maintain populations of all such birds at ecologically and scientif ically supportable levels. 

3.3 The habitats of certain rare and vulnerable birds (listed in Annex 1 of the Directive), and regular migratory 
species, are to be conserved by special measures including the identification, designation and protection 
of key areas of habitat.  These designated areas are known as ‘Special Protection Areas’ or SPAs, and in 
the UK are also required to be designated as SSSIs under domestic legislation.  

 
 EC Council Directive on the Conservation of Natural Habitats of Wild Flora and Fauna, 1992 (The 

‘Habitats Directive’) [reissued 2010] 
3.4 The Habitats Directive (No. 92/43/EEC) requires the UK to maintain and/or restore naturally occurring  

habitats, especially those which are deemed to be vulnerable and declining in Europe.  It also  requires 
the protection of many species of plants and animals which are similarly threatened and declining  
throughout their European range, therefore giving effect to both site and species protection objectives.  

3.5 The Directive requires the UK to designa te sites, on land and at sea, which will form part of a network of 
special sites within a broader, sensitively managed landscape.  The designated sites, referred to as  
‘Special Areas of Conservation’ (or SACs), together with the SPAs designated under the B irds Directive, 
will form part of the EC ‘Natura 2000’ network of sites which are deemed to be of ‘Community Interest’, ie 
of significance in the pan-European context. 

3.6 SACs may be selected for their importance as natural habitat types and/or as habitat s for the rare and  
vulnerable species listed in Annexes I and II of the Directive.  The UK Government was required to  
present a list of candidate SACs by June 1998, and is now in the process of refining and confirming the 
listed sites. 

3.7 In the UK, the requirements of the Habitats Directive are implemented through the Conservation (Natural 
Habitats etc) Regulations 1994.  All SACs are required to be notified as SSSIs under domestic legislation.  

 
 Convention on Biological Diversity, 1992 (The ‘Rio Convention’) 
3.8 The Rio Convention on Biodiversity was one of several products arising from the 1st Earth Summit: a UN 

Conference on the Environment and Development (UNCED) held in Rio de Janeiro in 1992. 
3.9 The Rio Convention sets out an agreement between over  120 countries to investigate how the world's 

biodiversity - the entire range and variety of life on earth or any part of it  - can best be conserved.  It  
covers issues such as the sustainable use of environmental resources, the rehabilitation of degraded  
ecosystems and recovery of threatened species.  Each of the participating nations is required to produce 
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a Biodiversity Action Plan (BAP) setting out its own national targets and initiatives for meeting the  
objectives of the Convention (see below). 

3.10 Other products from the Earth Summit included  Agenda 21  - a comprehensive programme of action  
needed throughout the world to achieve a more sustainable pattern of development into the next century 
and agreements on matters such as global climate change and the  sustainable development of forestry.  
Within this context, local planning authorities in the UK are required to develop and adopt their own  
sustainable development strategies at the local level – ‘Local Agenda 21’ (LA21). 

3.11 Local Agenda 21 is concerned  primarily with wider actions to create and maintain the local quality of life 
and environment, providing an opportunity for communities to think through the priorities for their local  
area and to establish action plans to influence the direction of change .  The development of nature  
conservation strategies and locally -applicable biodiversity action plans (LBAPs) form important elements 
of the LA21 process in so far as it affects the sustainable use of nature conservation and earth science 
resources. 

 
 EC Directive on the Assessment of the Effects of Certain Public and Private Projects on the  

Environment, 1997 (The ‘EA Directive') 
3.12 The first EC Directive on Environmental Assessment (No. 85/337/EEC) was published in 1985 and was 

implemented in the UK prim arily through the  Town & Country Planning (Assessment of Environmental  
Effects) Regulations 1988  and its various amendments.  This required the UK to implement a formal  
framework for assessing the impacts of certain types of development on the environment,  particularly  
where these are of a large or potentially damaging nature, before a decision is taken on whether or not 
they should proceed.  This includes an assessment of the impact of the development on nature  
conservation and ecology. 

3.13 The Directive  was revised in 1997 (No. 97/11/EC) in order to clarify certain ambiguities in the original  
directive, whilst extending the range of projects that are now to be subject to formal Environmental  
Assessment, and this has been transferred into UK legislation vi a the  Town and Country Planning  
(Environmental Impact Assessment) (England and Wales) Regulations 1999  which came into force on  
the 14 March 1999. 

 
 The Bern Convention (Convention on the Conservation of European Wildlife and Natural Habitats) 
3.14 The Berne Convention is designed to protect important populations of listed species and their habitats. 

Appendix I floral species which are required to be strictly protected against picking, collecting,  
possession, sale, etc. Appendix II places particular emphasi s on migratory species and their breeding  
and resting sites. Listed species are required to be strictly protected against a range of activities including 
deliberate killing, disturbance, taking of eggs, trading, etc. Appendix III protects populations of an imals 
against exploitation and requires their management to keep them out of danger. 

 
 The Bonn Convention on the Conservation of Migratory Species of Wild Animals 
3.15 Appendix 1 of the Bonn Convention lists species considered to be in danger of extinctio n which require 

strict protection from any threat. Appendix II lists species generally of conservation concern which will  
benefit from international co -operation. Signatories are encouraged to draw -up agreements to restore / 
maintain species’ conservation status by appropriate measures. 

 
4 National Legislation and Policy Framework 
4.1 The UK now possesses a complex framework of domestic legislation and Government guidance  

concerned with nature conservation and the protection of both habitats and species.  The legislative  
approach has generally stemmed in the past from the protection of individual sites and species, but has 
more recently broadened into concern for the wider environment and towards integrated policies for  
sustainability and the conservation of all species. 

4.2 The key strands of national legislation and policy are outlined below:  
 
 Wildlife and Countryside Act 1981 (amended by the Wildlife and Countryside (Amendment) Act  

1985 and others) 
4.3 This Act, which has been greatly amended by subsequen t legislation, remains the central pillar of  

statutory nature conservation in the UK.  It provides the statutory basis for the legal protection of a wide 
range of specified plants and animals, and sets out the current principles for the designation,  
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administration and protection of National Nature Reserves (NNRs), Sites of Special Scientific Interest  
(SSSIs) and Local Nature Reserves (LNRs). 

4.4 The provisions of the Wildlife & Countryside Act with respect to SSSIs have recently been revised and  
enhanced by the Countryside & Rights of Way Act 2000 (see below). 

 
 The Conservation (Natural Habitats etc) Regulations 1994 (The ‘Habitats Regulations’)  
4.5 This Statutory Instrument formally transposes the requirements of the EC Habitats Directive into British  

Law. 
 
 Biodiversity - The UK Action Plan; Command 2428, 1994 (The ‘UK BAP’)  
4.6 The Rio Convention (see above) recognised that action must be taken to halt the world -wide loss of  

animal and plant species, and their potential genetic resources.  It was agreed t hat national plans would 
be drawn up by each of the participating nations.  

4.7 The UK BAP sets out the following objectives:  
  ‘To conserve and where practical enhance: 

 i)   the overall populations and natural ranges of native species and the quality and range of 
wildlife habitats and ecosystems; 

 ii)  internationally important and threatened species, habitats and ecosystems; 
 iii)  species, habitats and natural and managed ecosystems that are characteristic of local areas;  
 iv) the biodiversity of natural  and semi-natural habitats where this has been diminished over recent 

past decades. 
  To increase public awareness of, and involvement in, conserving biodiversity; 
  To contribute to the conservation of biodiversity on a European and global scale. ’ 
4.8 The UK Steering Group was subsequently set up to develop costed targets for key species and habitats, 

and to set out recommendations for achieving the objectives of the UK BAP. The findings and  
recommendations of this group are set out in  Biodiversity: The UK  Steering Group Report  (UKSG),  
published in 1995. 

4.9 The UK Steering Group, and its successor body the UK Biodiversity Group, have published costed  
action plans at the UK level for about 40 Priority Habitats and 400 Priority Species, together with  
shorter and less detailed statements for a further 100 or so Priority Species (UKSG 1995; UKBG  
1998-99). 

 
 The Countryside and Rights of Way Act, 2000 (the ‘CROW Act’) and the Natural Environment and 

Rural Communities Act 2006 (the ‘NERC Act’)  
4.10 These Acts require all public bodies to have statutory regard to the purpose and objectives of the UK 

Biodiversity Action Plan and to encourage others likewise.  The National Assembly for Wales, in  
association with CCW, has published a list of habitats and species under  section 74 of the CROW Act 
reviewed under section 40 of the NERC Act resulting in the section 42 list of species and habitats of 
Principal Importance for conservation of biological diversity in Wales. The Assembly are also required 
to take steps, and to promote the taking of steps by others, to further the conservation of these listed 
habitats and species. 

4.11 These Acts also reinforce the protection and administration of SSSIs, giving additional powers to the  
agencies and local authorities.  Amongst the measures are: 

• a duty on public bodies to secure positive management on land which they control or occupy;  
• rights to refuse consent for damaging activities not previously subject to regulation;  
• licence or rights-holders to be treated the same as owners/occupiers; 
• agency-flexible compulsory purchase powers;  
• restrictions on third party users; 
• amendments to permitted developments rules; 
• improved enforcement, etc. 

4.12 Local planning authorities are now required to regard NERC section 42 habitats and species as  material 
considerations within the planning and development process when assessing applications for planning  
consent. 
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 The Protection of Badgers Act 1992 
4.13 This Act brings together a series of Acts which were specifically designed to protect Badgers from 

persecution and other disturbance. It generally protects individual animals as well as their places of  
shelter (setts) and is generally interpreted to mean that it an offence to carry out any hand works within 
10m, and any mechanical works within 30m (40m if pile driving or other vibration is involved) of the  
closest sett entrance. Licensing is required from MAFF, the National Assembly for Wales or the  
appropriate country conservation agency for works within these exclusion zones and then only during th e 
months of July to November inclusive. In general, licensing for main -sett closure is only granted on  
welfare grounds and not for commercial reasons. 

 
5 Government Planning Guidance 
5.1 Government guidance for planning authorities is set out in a series of planning guidance documents.   

These are intended to ensure consistency between local authorities in interpreting the law and in defining 
their responsibilities and powers regarding matters such as development control. 

5.2 Wales has its own series of plan ning guidance documents.  These take the form of a general policy  
statement document (Planning Guidance (Wales): Planning Policy  1999) which is supplemented by a  
series of Technical Advice Notes  (TANs) which amplify the guidance with respect to key areas o f detail.  
Many of the current documents make reference to nature conservation issues.  The main strands are as 
follows: 

 
 Planning Guidance (Wales): Planning Policy (First Revision) 1999 (‘PG(W):PP’) 
5.3 This sets out the broad principles for the operatio n of the planning system in Wales.  The document  

contains general commitments to sustainable development, the protection of biodiversity and protection  
of the environment as a whole. 

5.4 PG(W):PP indicates that local authorities should determine planning applications strictly in accordance  
with the policies contained in the current development plan, and should only do otherwise when there are 
significant material considerations which make this desirable.  Development plans are required to have  
reasonably de tailed policies with respect to nature conservation, and the document goes on to give  
guidance as to what these should cover.  

5.5 Para 5.3.13 notes that ‘both statutorily designated sites and other [ie locally] designated sites are  
important for the conservation of natural heritage, as are some non -designated areas and features which 
provide wildlife corridors ’.  Development plans should ‘ensure that relevant international, national and  
local conservation interests are properly provided for ’ and that they should ‘also be concerned with other 
land of conservation value, including wildlife sites in urban areas and the possible provision of new  
habitats’ (para 5.3.15). 

5.6 The importance of protecting locally designated sites is acknowledged in the guidance, pr ovided these 
are of ‘substantive nature conservation value’, have been assessed against formal criteria and are not  
unduly or unreasonably restrictive of development.  Para 5.3.20 also states that the presence of a  
protected species is a material considera tion when considering planning applications, and notes that  
applicants must conform with any statutory species protection provisions affecting the site concerned.  

 
 Planning Guidance (Wales): Technical Advice Note (Wales) 5: Nature Conservation and Plannin g 

1996 (‘TAN 5’) (revised 2010) 
5.7 TAN 5 amplifies the broad provisions of PG(W):PP with respect to nature conservation and is the main 

source of current planning guidance for this subject in Wales.  In summary, the guidance:  
• sets out the Government’s obj ectives for nature conservation and the framework for safeguarding our 

natural heritage under domestic and international law; 
• describes the key role of local authorities and CCW; 
• emphasises the importance of both designated sites and non -designated habitat s for nature  

conservation; 
• advises on the treatment of nature conservation issues in development plans; 
• states development control criteria, particularly for SSSIs and sites with additional national and  

international designations; 
• sets out the implications and implementation of the EC Habitats and EC Birds Directives.  
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6 Other Wildlife Designations 
6.1 The Countryside Council for Wales and several non governmental bodies, such as the RSPB and  

researchers specialising in particular floral or faunal groups, have produced lists of species which have  
suffered serious population declines or contractions in range. These designations are outlined below.  

 
6.2 Countryside Council for Wales List of Globally Threatened Plants  

Category A lists 16 species which are all more or less endemic to Europe, occur in fewer than 50% of 
European countries and have shown serious declines leading to extinctions at national level.  
Category B  lists a further 6 species, all showing serious declines leading to national extinctions, but  
present in more than 50% of European countries. Category C lists a further 16 species which have  
suffered similar declines but which are not endemic to Europe.  

 
6.3  RSPB Birds of Conservation Concern  

Birds which have suffered serious population or range  declines over the last 25 years have been  
highlighted by the publication of Birds of conservation concern  (RSPB, 1995). The  Red List broadly 
includes those species which have suffered at least a 50% decline in the last 25 years, and the Amber 
List those species which have suffered at least a 25% decline in the same period.  

 
6.4 BTO Breeding Birds of concern in the Wider Countryside 
 This list (Crick  et al , 1997) provides a further listing of species showing evidence of decline: the  

degree of urgency of threat to these populations is indicated by High or Medium Alert status.  
 
6.5 Red Data Birds   
 The criteria used for the selection of species for inclusion onto the list of Red Data birds are given in 

Batten et al (1990, pp.3-7). In summary, consideration is given to  
   1.  international significance of the British population, 
   2.  scarcity as a British breeder, 
   3.  declining breeding numbers, 
   4.  restricted distribution in vulnerable sites or habitats, 
   5.  species of special concern. 
 
6.6 Candidate Red Data Birds 
 The list of Candidate Red Data birds includes those species which Batten  et al  (1990) considered  

may meet the criteria for inclusion onto the Red Data list within the next 25 years (from 1990).  
 
6.7 Local Invertebrate Species 
 Localised invertebrate species within Britain are defined as being recorded from 101  - 300 of the  

10km squares in Britain since 1980. The definition covers both species which are patchily distributed 
throughout Britain and species that are confined to particular areas but generally distributed within  
these (Waring, 1993). Designations such as notable a and notable b are used to distinguish species 
of high and medium conservation concern. 

 
6.7 Plant species of Local Significance 
 A list of rare and scarce plants In  Glamorgan is published in the Bridgend Local Biodiversity Action  

Plan (and elsewhere).  This list indicates those species for which the county may have particular  
responsibility for their conservation.  The Local Biodiversity Action Plan includes those spe cies for  
which conservation action is being implemented. 
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APPENDIX 2 
 

Best Practice Protocol For Tree Felling Where Trees Have The Potential For Supporting  
Roosting Or Hibernating Bats 
 

Mature trees with trunk/branch cavities and/or a covering of ivy are particularly valuable bird nesting 
and bat roost sites, and will be retained wherever possible; compensatory planting with appropriate 
species will be undertaken where felling is inevitable.  

Where tree felling or lopping is planned, such work will only be  carried out between August and  
February to avoid the bird-breeding season.  

All bats are protected by the Wildlife and Countryside Act 1981.  Bat tree -roosts are extremely  
difficult to identify, and it should be assumed that any mature native -species tree is an actual roost.  
Every effort should be made to avoid disturbance or damage to these trees during construction  
work. It is an offence under the Wildlife and Countryside Act to knowingly disturb bat roosts or  
hibernacula. To minimise disturbance to bat  populations by the removal of trees the following  
protocol will be followed. 
• As far as possible all trees having bat roost potential will be preserved. If it is necessary for  

trees to be removed, all felling operations will bear due regard to this protocol. 
• If bats are found during tree work, then all work will stop and the Countryside Council for Wales 

and the local Bat Group must be informed immediately. 
• If the tree trunk is smaller than 200mm diameter and if it has no dense ivy, suitable holes, loose 

bark, and no holes associated with the root system, then work can be carried out on the tree  
between August and February (ie avoiding the bird breeding season).  

• To avoid disturbing nursery roosts, work will never be carried out between June and August  
inclusive.  

• If the tree does have any of the above or has a trunk size greater than 200mm, it will be cut only 
in September and October when bats, including young of the year, are still mobile and able to 
fly-out. If cutting must take place at other times, summ er is probably best as bats can be more 
easily seen, can fly away and may take young with them, thus enabling a better chance of  
survival. 

• If felling were to take place during hibernation (November to March) the bats will be torpid,  
difficult to see and the whole roost may be lost as they will be unable to escape.  

• Any timber cut will be left lying for at least 24 hours to allow bats the opportunity to escape.  
• It is also important to consider to what extent the habitat that is being removed is available  

elsewhere locally. For example, if only one tree in twenty of similar age or structure is to be  
felled, then it is likely that the impact of the loss will be less important. If the tree to be felled is 
solitary and in an area with few or no mature trees, then the impact would be significant.  

Where the loss of mature trees is unavoidable, compensatory planting with appropriate locally  
native species, preferably of local provenance, should be undertaken. 
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APPENDIX 3 
 

Best Practice Protocol providing for the well-being of Badgers 

 
If evidence of Badger activity is identified during site surveys or construction works, in order to  
comply with the Protection of Badgers Act, 1992, it will be necessary to protect all existing setts  
against disturbance and interfere nce during site works. In general, any disturbance is prohibited  
within 30m of any active sett unless licensed by the Countryside Council for Wales or the National 
Assembly of Wales and then only between the months of July to November inclusive. Significan t 
destruction of foraging grounds may also be judged as an infringement of the law on animal welfare 
grounds and, in extreme cases, prosecutions have been brought by the RSPCA. 

Best practice principles advise that:  

• All site personnel are made aware of the presence of setts and foraging grounds  
• All site personnel are aware of the implications of the law 
• If any setts are found during site works, a substantial fence will be erected, consisting of posts 

with three plain wires and with clearly visible bunting strung along the top, around each sett, a 
minimum distance of 30m from any entrance in order to prevent accidental access by any  
vehicle. A line of bunting supported on road pins is inadequate.  

• Fragmentation of Badger territories is minimised during construction works. 
• Existing Badger paths will not be obstructed during site works. 
• All trenches dug on site will be provided with escape ramps, sloping boards or battered sides to 

allow any trapped animals to escape. As few trenches as possible will remain open on site over 
night. 

• Fires will not be built near any sett. 
• Any chemicals or other noxious substances stored on site will be in an area which is proofed  

against Badgers. 
• If necessary, replacement foraging resources will be provided for the duration of the works.  
• Landscaping proposals will bear due regard to the needs of foraging Badgers by the provision of 

infrequently cut grass verges and native species fruiting trees and shrubs.  
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APPENDIX 4    PROTECTED SPECIES & HABITATS: Permitted Times of Work                   
Species January February March April May June July August September October November December 

Badgers (Protection of Badgers Act 1992)             Work within  30m of a sett or annex permitted and sett closure permitted, 
subject to licence from WAG.    

Bats (WCA,1981, schedule 5)       Limited work permitted but preferable in September & October,                                             
if possible 

Felling permitted. Any felled 
trees of greater diameter 

than 20cm must be left to lie 
on the ground for 24hrs after 
felling to allow any roosting 

bats to escape. 

    

Otters: known breeding and resting sites  
(WCA,1981, schedule 5) Work likely to disturb such sites should only be carried out between September and January and is subject to licence from WAG who will be advised by CCW.    

Water voles: habitat and place of shelter  
(WCA,1981, schedule 5)  Work likely to disturb burrows should only be carried out between September and January and is subject to licence from WAG who will be advised by CCW.    

Protected Birds  (WCA,1981, sch.1) Work likely to disturb nest sites should only be carried out between September and January and is subject to licence from WAG who will be advised by CCW.    

All other Breeding Birds  (WCA,1981) Tree and scrub clearance 
permitted 

   No scrub clearance unless site certified that no birds nests are present 
immediately prior to commencement of works by qualified ornithologist.  

In general, avoid clearing scrub during this period 
Tree and scrub clearance permitted 

Great Crested Newt: breeding & 
hibernation sites  (WCA,1981, sch.5) Work likely to disturb such sites should only be carried out between September and January and is subject to licence from WAG who will be advised by CCW.                                  

Other Newts: breeding & hibernation sites  
(WCA,1981, sch.5)                 Works likely to affect ponds should only be carried out 

during this period. 

Frogs & toads (not Natterjack): breeding 
sites  (WCA,1981, sch.5)               Works likely to affect ponds should only be carried out during this period. 

Reptiles except Smooth Snake: habitat  
(WCA,1981, sch.5)       Works likely to affect reptile habitats should only be carried out during this period.     

Marsh Fritillary butterfly   (WCA,1981, 
sch.5) Areas identified as supporting Marsh Fritillaries must not be disturbed except under licence from WAG who will be advised by CCW 

Other Protected & Significant 
Invertebrates (WCA, 1981, etc) Consult qualified ecologist before carrying out any works in areas identified as supporting these species. 

Other Invertebrates Consult qualified ecologist before carrying out any works in areas identified as ecologically sensitive. 

Habitats of Principal Importance under 
Section 74 of the Countryside and 
Rights of Way Act 2000 in Wales and UK 
Biodiversity Action Plan Priority 
Habitats 

Areas of this habitat should not be disturbed at any time of  year without prior consultation with a qualified ecologist  

Important Hedgerows under the terms of 
the Hedgerow Regulations, 1997 Important hedgerows may only be removed on the issue of a Hedgerow Removal Order from the local planning authority 

             
KEY TO COLOURS        ABBREVIATIONS    
   Statutorily Protected Periods: No work at any time   WCA,1981 Wildlife & Countryside Act, 1981 (as amended) 
   Advisory Protected Periods: Avoid working during these periods if possible CCW Countryside Council for Wales 
   Most suitable times for works to take place   WAG Welsh Assembly Government 
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LDP Rep: 11 

Representor Name:  

Organisation (if applicable): Merthyr Mawr Estates 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

11 
 

2: Do you have any comments to make on the growth strategy? 

ID  

11 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

11 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

11 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

11 
 

6: Do you have any comments to make on the employment strategy? 

ID  

11 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

11 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

11 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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11 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

11 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

11 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

11 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID SEE ACCOMPANYING INFO  There is a raft of policy and guidance at both national 
and local level, from the Wellbeing of Future Generations Act at an overarching level 

to Planning Policy Wales and Bridgend County Borough’s own local planning 
guidance, that seeks to ensure that only appropriate development is directed to the 

right place, taking into account the relevant needs and the constraints, and the 
balances to be struck between them. But the existence of such policy does not per se 
prevent, from time to time, some poor choices being made. We feel that PLA2(2) and 
COM1(2) in their current form represent extremely harmful and unnecessary threats 

to both the rich biodiversity and Historic Landscape at Merthyr Mawr, and pay lip 
service to the principles and spirit of policies designed to protect such places.  Simply 
relying on passive designations to provide the necessary level of protection that this 
exceptional landscape deserves is not sufficient, and will not properly shield it from 
the existential threat that PLA2(2) and COM1(2) represent to its continued survival.  

We have a choice as communities and as a society about what we wish to see 
protected, and for the very many of us that care deeply about places such as Merthyr 
Mawr, and the benefits they bring to us all in terms of our well-being, sense of place, 
contact with nature, and our understanding of the past, the imperative to ensure their 

survival has never been so great. It is hoped that the foregoing comments will be 
afforded detailed and serious consideration, and that the importance and uniqueness 

of Merthyr Mawr is given an enhanced status. 

11 

 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID  

11 
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LDP Rep: 403 

Representor Name:  

Organisation (if applicable): Daniel Hodgkiss, Leaders Roman Group - Land Director - 

Wales and West (on behalf of ) 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

403 
 

2: Do you have any comments to make on the growth strategy? 

ID  

403 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

403 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

403 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

403 
 

6: Do you have any comments to make on the employment strategy? 

ID  

403 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

403 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

403 
 

9: Do you have any comments to make on the natural and built environment policies? 
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ID  

403 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

403 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

403 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

403 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID I live locally and vote in local elections. I am also part owner of the land forming the 
West Bridgend Strategic Site, promoted by Llanmoor Developments. I write in support 

of the allocation at West Bridgend. The proposal would include open market and 
affordable housing, community hub, primary school, trim trail, parks and play areas.  
The Council are duty bound to find suitable sites for housing, however as is usually 

the case, there is always opposition. I appreciate that nobody wants extra housing in 
their back yard, but our children will need houses to live in, and being in my mid‐80s, 
this is my key driver for the development of the land for future generations of families.  
I am very concerned that local representatives are circulating objections suggesting 

people object to the loss of the ancient woodland. This is factually incorrect. The 
ancient woodland and other green features are protected from development. There 

are also comments related to sewage, drainage, health care provision etc. and clearly 
these will be assessed as the site is progressed.  Councillors and officers need to 

produce a plan which is sound and deliverable, and this land (part owned by myself) 
is one of the few strategic sites backed by a developer, Llanmoor Homes, 

demonstrating that it will be taken forward and delivered, so support the objectives of 
the plan.  I fully support this allocation, which will deliver much needed housing!!! 

403 

 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID  

403 
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LDP Rep: 403 

Representor Name: Daniel Hodgkiss 

Organisation (if applicable): Leaders Romans Group - Land Director (Wales & West) 

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

403 
 

2: Do you have any comments to make on the growth strategy? 

ID  

403 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

403 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

403 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

403 
 

6: Do you have any comments to make on the employment strategy? 

ID  

403 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

403 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

403 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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403 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

403 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

403 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

403 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID We write as agents for part of the above proposed allocation at West Bridgend, which 
is being promoted by Llanmoor Homes. As a chartered Town Planner, I understand 

the planning process and the need for the Authority to review the Local Development 
Plan (LDP).  The submission of the West Bridgend site by Llanmoor Homes has 
followed the appropriate assessment process despite the comments suggesting 

otherwise. All necessary technical reports have accompanied the submission of this 
candidate site, and are deemed to comply with the policy requirements. These 

demonstrate that the site is has the ability to deliver housing together with a primary 
school, community hub and open space / Green Infrastructure. In addition, full public 
access would be provided through the site, which is not currently the case (with the 
exception of an existing PRoW). Importantly, the site would help deliver over 150+ 

units for affordable housing.  It is with great frustration that I read the letter template 
being circulated by local councillors in opposition. This objection letter contains many 
inaccuracies, and raises the question as to whether the supporting documents have 
been read. There is surely a duty on elected members to take an impartial stance, 

and to weigh up the facts. We therefore urge officers to take a balanced view of sites 
for inclusion in the LDP, and base these decisions on material planning 

considerations. 

403 

 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID  

403 
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LDP Rep: 1444 

Representor Name:  

Organisation (if applicable):  

Type of Representor: Landowner 

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

1444 
 

2: Do you have any comments to make on the growth strategy? 

ID  

1444 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

1444 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

1444 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

1444 
 

6: Do you have any comments to make on the employment strategy? 

ID  

1444 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

1444 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

1444 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  

1413



1444 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

1444 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

1444 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

1444 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID I am a local resident and owner of part of the Strategic Site, Land West of Bridgend, 
which is being promoted by Llanmoor Development Co. Ltd.  I am aware of Bridgend 

County Borough Council’s (BCBC) need to periodically review their Local 
Development plan and have some understanding about the planning procedures in 
place to as part of effectively carrying out this process. It is my understanding that 

potential sites are identified for all manner of land uses such as housing, community 
infrastructure, local amenities, retail and of course, employment. All such projects 
should be devised in a way to effectively meets the needs of future generations of 

residents in both Bridgend and the immediate area.  Accordingly, during my reading 
into the extensive literature which supports this Plan, I have noticed the significant 

work that is involved in scrupulously analysing each site. Naturally, this is essential to 
ensure that key criteria including future housing availability (and affordability), access 
to good community amenities, environmental benefits such as green spaces are all 

both improved and remain sustainable for future generations. Indeed, it seems to me 
that the assessment process of the said site was sound and indeed rigorous, in 

following the proper assessment process and addressing the important 
aforementioned considerations.  Notably, the site will provide 170 units of affordable 

housing. This is vitally important for our future generations given the dire national 
shortage and exponentially increasing house prices. Moreover, the economic benefit 
that comes with employment will help support local businesses and energise the local 

economy which has long struggled. Excellent community initiatives have been 
proposed including a new community hub (currently lacking) and a new primary 
school (currently oversubscribed). Additionally, environmental stewardship and 

sustainability has been an important aspect of the Plan with acres of green spaces, 
parks and play areas available. Currently, all land in question is private property. The 
entire proposal of this candidate site including all detailed technical reports, has gone 
through the LDP review process, deemed to comply with the necessary requirements 
and included in the Deposit Consultation Document.  Upon reading the content of the 

template letter being circulated by local councillors in opposition to the Plan, it 
frustrates me that material planning considerations have not been properly 

deliberated. I have been told that the location of the housing according to them, is 

1444 

1414



very controversial and that no one wants allocation of extra housing near them. This 
attitude of ‘not in my back yard’ is disappointing, especially given that they have long 
been happy to exercise their dogs across said land often straying beyond designated 
footpaths. Moreover, the many factual inaccuracies contained within the letter show 
that the extensive technical reports that have been submitted have not been read 

despite such councillors having access to all information. Our elected members have 
a duty to initially take an impartial stance and come to a fair and balanced conclusion 
after taking into account all of the information provided. The benefits that the inclusion 
of this site in the Plan are clear for the local community and it is important that these 

are appreciated by elected members who should refrain from inciting anti-
development rhetoric.  I therefore urge all to take a balanced view of sites for inclusion 

in the LDP Review and base these choices on facts, sound informed opinions and 
material planning considerations. 

 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID  

1444 
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By Email: ldp@bridgend.gov.uk    

 
 
Dear Sir / Madam, 
 
BRIDGEND REPLACEMENT LDP (2018-2033) DEPOSIT CONSULTATION 
 
This letter responds to the Deposit Bridgend Local Plan and the comments are made by CBRE Ltd (‘CBRE’) on 
behalf of our client, Ford Motor Company Limited (“Ford”), in respect of their landholdings at Bridgend. 
Comments were made to the Pre-Deposit LDP in November 2019, following which a site-specific policy (Draft 
Policy ENT5) has been included within the Deposit LDP to ensure that the site is redeveloped to provide future 
economic benefit.  

Ford closed its Bridgend engine plant in September 2020 with all assembly and manufacture of products 
ceasing. As you will be aware the Ford Task Force was set up in 2019 by the Welsh and UK Governments, 
bringing together partners from across the public, private and third sectors to pursue specific workstreams 
including the potential to identify a single purchaser / occupier for the site to secure its immediate future. The 
Task Force evaluated 27 enquiries from interested parties who wanted to reuse part or all of the site, with or 
without the existing buildings, including its suitability for multiple smaller users. Following a thorough 
assessment, almost all of the single occupier proposals were rejected on the credibility of their business case 
while others due to timing of site availability. The multi-occupier option fell down over the lack of a willing 
landlord and the costs associated with modernising and partitioning the infrastructure – again, the business 
case. Planning was never a concern as the intended uses were compatible with existing permissions, but it was 
apparent from this exercise that the existing use will limit the pool of high-quality investors for the site. As a 
result, it was felt that the sale to and redevelopment of the site by a third party would be the best option to 
secure the sites future. As such and given best endeavours Ford is seeking policy flexibility in the emerging 
Bridgend Local Development Plan to ensure the site can be redeveloped for alternative uses.  

We note that responses to the Deposit LDP are invited to be submitted via the representation form, which we 
enclose containing the relevant site and representor information. However, in order to provide a full response, 
we have prepared this letter for submission which corresponds to the thematic questions referenced on the 
consultation form.  

 
The Site 
The site is located to the south-eastern side of the town of Bridgend, within the Waterton Industrial Estate. The 
site sits just to the south of the A473 which is the main road link for the south of the town providing access to 
the M4 motorway. The M4 provides direct access to Cardiff to the east and Swansea to the west. Cowbridge 
Road (A48) is located to the west of the property and links Bridgend to Cowbridge, Barry and southern Cardiff. 
 
The property is located in close proximity to the town centre (approximately 3km). Bridgend Railway station is 
also approximately 3km from the site, with services connecting to Swansea, Cardiff, Bristol, Swindon, Oxford 

        
        

 
 
Development Planning 
Bridgend County Council 
Civic Offices 
Angel Street 
Bridgend 
CF31 4WB 

           

 
       

                                                      
26 July 2021                 
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and London. There are several bus stops to the north of the site with local bus services connecting the centre 
of Bridgend and surrounding areas.  
 
The surrounding area is predominantly industrial to the north and east. There are two main industrial estates 
in the south of the town. These are the Bridgend Industrial Estate and the Waterton Industrial Estate where 
Ford’s former engine plant is located. To the south and west of the property is agricultural land. The Ewenny 
River is located directly to the north of the property. 
 
Ford’s total demise comprises an approximate site area of 190 acres (75 hectares). The site includes Ford’s 
former engine manufacturing plant, with an overall floor area of 177,136 sqm and three separate buildings 
leased, one to Lidl and two to the Welsh Development Agency. The site under draft policy ENT5, contains the 
former Engine Plant only (45ha), the remainder of the site is within the Waterton Industrial Estate.  
 
Question 2: Do you have any comments to make on the growth strategy? 

The Deposit Local Plan outlines the strategy for growth which identifies five areas as suitable for regeneration 
and sustainable development.  Ford supports the identification of Bridgend as a Sustainable Growth Area and 
the main area of growth as a sub-regional settlement. More particularly, the definition of the Sustainable 
Growth Areas is important as it confirms that it refers to the ‘settlements most conducive to logical expansion 
through delivery of under-utilised sites within their functional area and / or on their periphery’ and is relevant 
in the context of the now vacant Ford Engine site in Bridgend which presents opportunities for redevelopment 
to support the growth of the County Borough.   
 
Question 6: Do you have any comments to make on the employment strategy? 
Overall Strategy 
The overall employment strategy, as set out in Draft Policy SP11 is broadly supported as it makes clear how 
the employment requirement will be met over the plan period and how this contributes to sustainable economic 
growth. 
 
The overall employment land strategy should also recognise the changing demands of the market and the 
need for it to adapt accordingly. For example, since the start of the COVID-19 pandemic, we have seen higher 
levels of demand for fit for purpose logistics floorspace to accommodate the increased reliance on e-commerce 
and we expect that this will continue. Adaptability will be key in ensuring that the employment strategy is both 
flexible to accommodate alternative uses and resilient to proactively respond to changing market dynamics. 
 
Draft Polices ENT2 and ENT3 
 
Draft Policy ENT2 is concerned with protecting employment sites. It states that in order to protect the 
employment function of existing business and employment sites, development will be permitted on identified 
(existing and proposed) employment sites where they meet one of the three criteria: 

 
“a) it falls within Use Class B1, B2 or B8;  
 
b) in appropriate locations, it provides an ancillary facility or service that supports the primary 
employment use; or  
 
c) It is an appropriate waste management facility compatible with existing industrial and 
commercial activities”  

Waterton Industrial Estate is identified as an employment site within the Bridgend Sustainable Growth Area.   

Draft Policy ENT3 relates to proposed changes of use of allocated industrial and commercial land and premises 
from B-class uses to residential or other uses which will not be supported unless a number of criteria are met.  
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In the context of both Draft Policies ENT2 and ENT3, the need to ensure flexibility for the repurposing of sites, 
responding to market conditions and market signals, and consideration of securing viable and sustainable 
development will be critical in ensuring that large strategic sites like this site are able to be efficiently and effectively 
redeveloped.  Restricting development on such sites to B Use Classes only may be counter productive in making the 
most efficient use of land and driving economic prosperity. Greater flexibility could be achieved through the 
inclusion of other employment generating uses including non-B-class uses. This would provide sufficient flexibility for 
the redevelopment of sites such as the former Ford Engine plant to reflect demand and changing market dynamics 
across all employment generating sectors and would drive economic growth through job retention and creation. 
Alternative employment generating uses should be supported where necessary to the growth and sustainability of 
the area, for example data centres, retail warehousing, trade counter, leisure etc. As such, these policies should be 
amended to enable a greater flexibility between uses. 

Draft Policy ENT3 is a general employment policy that requires that properties / sites need to have been vacant for 
a period of at least 12 months and evidence provided that they have been marketed throughout that time for re-use 
at a fair market value prior to redevelopment being considered. Requiring a building to be vacant for at least 12 
months could, in some cases, stifle the opportunities for alternative viable uses which could ensure that the site is in 
active use, particularly in fast moving markets. The issue of timing is particularly relevant in light of the UK 
Government’s post-COVID, post-Brexit ambitions to Build Back Better, technology and climate change given 
changes in market sectors and the likelihood that future opportunities may differ from those pre-pandemic. Whilst 
demand is currently strong across the UK for new fit for purpose industrial / logistics floorspace constantly 
fluctuating market dynamics will not guarantee that employment sites will be suitable for such a use over the Plan 
period as site specific policies may specify otherwise.  

The Draft Policy as currently worded requires all criteria to be met by the use of ‘and’ after criterion 4, which if 
interpreted as requiring all of the criteria, would never be able to be overcome as criteria 2 will not be applicable in 
most instances. The criteria is therefore restrictive and would make it challenging for land uses to respond to rapidly 
changing market conditions. Our suggested amendment to the policy is set out below (strikethrough is a suggested 
deletion; underline is suggested addition): 

“The change of use of allocated industrial and commercial land and premises (including vacant land 
on employment sites) from Use Classes B1, B2 and B8 to residential uses will not be permitted unless 
site specific policies indicate otherwise. The change of use from Classes B1, B2 and B8 to other uses 
will also not be permitted unless it can be demonstrated that:  
 
1) There are no other suitable sites available with reference to the retail hierarchy detailed within 
SP12 and other policies in this Plan; or 
 
2) A building on an allocated employment site is required to accommodate the use; or 
 
3) The property or site has been vacant for a period of at least 12 months and has been marketed 
throughout that time at a fair market value for the area and the condition of the property or site; or 
 
4) The proposed new development will have no unacceptable impact on neighbouring existing 
occupiers or allocated uses; and or 
 
5) The site is accessible by a choice of means of transport other than the car and promotes use of 
Active Travel opportunities.” 

 

Draft Policy ENT5 

Specifically, for Ford and its former Engine site, it is crucial that the potential for the site’s redevelopment is 
sufficiently flexible to cover a range of uses ensuring that its redevelopment potential is future-proofed. Whilst it is 
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rare that a 45ha brownfield employment site becomes available, it is yet to be determined whether interest would 
be for the whole site or in parcels, and to maintain market attractiveness non-traditional employment and enabling 
uses should be supported. It is vital that it addresses the key issues associated with the site and is sufficiently flexible 
to enable delivery of development as early in the plan period as possible. 

Draft Policy ENT5 as currently worded is vague and does not enable sufficient flexibility as it is currently unknown 
how the site could be viably brought forward and therefore the potential of the site needs to be future proofed to 
allow for changes in market dynamics and the sites’ attractiveness. We consider that the policy should be more 
specific to identify the appropriate uses on the site to not constrain the sites potential. 

An intrusive environmental survey is underway on the site and the outcome of this will inform the sites viability / 
redevelopment. This and likely associated costs may therefore affect the types of uses that could viably come 
forward, and as such the policy should allow for alternative uses as alluded to in the supporting text. The supporting 
text to the policy is positive and references the need for alternative and mixed uses including residential, however to 
have weight and ensure this is carried forward to enable development to viably come forward in light of market 
demand at any particular given time, it should be absorbed into the policy wording. We suggest it is reworded as 
follows to provide sufficient flexibility (strikethrough is suggested deletion, underline is suggested addition): 

“The Council will prioritise the re-development of the former Ford Site as a key economic opportunity and will work 
collaboratively with Welsh Government and the landowners to secure the best outcome for Bridgend, to support 
future jobs whilst seeking to replace the jobs that have been lost. The former Ford Site constitutes a pivotal economic 
land allocation within the successful Waterton Industrial Estate and will should be promoted brought forward as a 
means of economic stimulus for Bridgend County Borough and the wider regions in the first instance. However, 
given the past use of the site and the expected challenge around extensive enabling works, a mix of uses would be 
supported including residential development. The redevelopment of the site should consider adjacent ecological 
assets, such as the Waterton Alderwood SINC.” 
 

The full development potential and economic benefits of the, now vacant, Ford Engine site, under Draft Policy 
ENT5, will only be able to be fully realised if the policy is reworded to specifically address the uniqueness of the site, 
and flexibility is incorporated into Draft Policies ENT2 and ENT3 to enable site specific policies to take precedent.  

The supporting text suggests that the exact detail is to be subject to refinement through future Supplementary 
Planning Guidance (SPG). It is our view that a SPG is not necessary and that this detail can be dealt with through a 
planning application and the pre-application engagement with the Local Planning Authority. Any requirement for a 
SPG will slow down the programme for redevelopment and delivery of the site as it would take a significant time to 
prepare and will ultimately be led by the market. This would further delay the date on which jobs and / or other 
amenity / use could once more be provided at this site. We therefore object to the approach and seek that this 
requirement is removed in the supporting text to Draft Policy ENT5. 

As you are aware, the landowner is working with property professionals and a master planner to explore the 
potential of the site in terms of demand and quantum and type of potential future uses. It is Ford’s intention to meet 
to discuss the development options with Bridgend County Borough Council in readiness for the Local Development 
Plan Examination. We will keep you informed of progress.  

Additionally, in order to meet the third test of soundness (‘will the plan deliver?’) the policy must be flexible in order 
to ensure that it is effective and can be viably implemented. Having a flexible policy within the Plan for ENT5 (Ford 
Engine site) which provides contingency to address market uncertainty will enable a positive future for the site and 
set it up for success rather than rendering it obsolete for a number of years because of a restrictive policy.  

The site is adjacent to the Waterton Alderwood SINC and the redevelopment of this site for a mix of uses presents 
an opportunity to enhance the SINC and complement its special features. This should be acknowledged in the 
policy and is included in the suggested policy wording above.   
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We trust that our response on behalf of our client, Ford Motor Company, is helpful with regard to the specifics of 
our site and will be thoroughly considered and incorporated prior to submission of the Plan to the Secretary of State 
for Examination. We will keep you informed of the progress with the development options and we will be in touch to 
arrange a meeting in due course.   

 
Yours faithfully, 

Simon Phillips 
DIRECTOR 
CBRE Ltd 
 
cc.  Jens Unterhansberg, Ford 
 Christophe Clarke, Ford 
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LDP Rep: 34 

Representor Name:  

Organisation (if applicable): Natural Resources Wales 

Type of Representor:  

1: Do you have any comments to make on the key issues and drivers, vision and objectives of 
the Deposit Replacement Local Development Plan? 

ID  

34 
 

2: Do you have any comments to make on the growth strategy? 

ID  

34 
 

3: Do you have any comments to make on the spatial strategy? 

ID  

34 
 

4: Do you have any comments to make on design and sustainable placemaking policies? 

ID  

34 
 

5: Do you have any comments to make on the active, health, cohesive and social 
communities policies? 

ID  

34 
 

6: Do you have any comments to make on the employment strategy? 

ID  

34 
 

7: Do you have any comments to make on retail centres and development policies? 

ID  

34 
 

8: Do you have any comments to make on the renewable energy, mineral resources and 
waste management policies? 

ID  

34 
 

9: Do you have any comments to make on the natural and built environment policies? 

ID  
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34 
 

10: Do you have any comments to make on the key proposals? Maesteg and the Llynfi Valley 

ID  

34 
 

11: Do you have any comments to make on the key proposals? Porthcawl, Pyle, North 
Cornelly and Kenfig Hill 

ID  

34 
 

12: Do you have any comments to make on the key proposals? Ogmore and Garw valleys 

ID  

34 
 

13: Do you have any comments to make on the key proposals? Bridgend and Pencoed 

ID  

34 
 

14: Do you have any other comments to make on the Deposit Replacement LDP? 

ID See additional comments submitted by email. 

34 
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ldp

From:

Sent: 05 August 2021 15:24

To: ldp

Cc: SW Planning

Subject: Deposit SA & HRA - Bridgend Replacement LDP 2018-2033 (Deposit SA & HRA 

Reports) - NRW Response NRW:00891816

Attachments: 050821 Bridgend Replacement LDP 2018 2033 NRW.pdf

Dear Mr Matthams

Please find attached our response to the current Bridgend Replacement LDP consultation and thank you again for 
allowing us additional time in order to review the supporting Strategic Flood Consequence Assessment.

In addition, we note your email from 22 July 2021 and the questions/comments therein.  We have tried to provide 
clarity on the points raised below.

Pencoed – Our latest updated model is from 2020 which updated FRAW.  We will run the 1000cc and if the model is 
stable the output will be ready for update later this year.  We have not reviewed the SFCA model produced in 2018 
mentioned in your email but would suggest our model would supersede this.
Porthcawl – In February 2019 NRW was in correspondence with Robin Campbell of Arup regarding their proposed 
methodology for modelling wave overtopping at Sandy Bay, Porthcawl.  This was for  an initial study and we haven’t 
had any further input regarding the detailed design of the Coastal Scheme.  We are therefore unable to comment on 
the accuracy of any Defended Area.  This would require a Flood Map Challenge from Bridgend County Council.
Waterton – This would require a Flood Map Challenge from Bridgend County Council.

For an area to be designated as a TAN15 Defended Zone, there is strict criteria that it has to meet.  This will be 
detailed in guidance when the new map is released, but in summary of the main points:

 TAN 15 defended zones have only been created for River and Sea flooding only, not surface water and small 
watercourses

 For Flood Defences built prior to 2016, TAN 15 defended Zones are created where present day, defended 
level of projection is identified;

o 1 in 100 years for Rivers or
o 1 in 200 year for Sea.

 The level of protection identified in Defended Area Cutters does not include a specific allowance for 
freeboard where data has been taken from detailed model information, e.g. the defended level is taken as 
the crest of an embankment assuming there is no breach.

 For flood defences built from 2016 onwards there needs to be allowance for a design freeboard and climate 
change (assuming 100year lifetime of development).

 There may be a residual risk within a TAN 15 Defended Zone from different sources. The updated TAN 15 is 
to set out how this risk should be addressed as part of an FCA.

 Only created for NRW and other Risk Management Authorities, presumption against incorporating Private 
Defences in most cases.  Any request to incorporating Private Defences must be in agreement with Welsh 
Government and meet strict criteria, 

o Large scale development of local or national significance.
o Formally designated as a flood defence and recorded within the National Asset database
o Evidence to demonstrate maintenance and funding for the flood defence over the lifetime of the 

development.
 In the long term it is anticipated that the TAN15 Defended Zones will be reviewed and updated every 2-

3years as part of a formal consultation process (as directed by Welsh Government).
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 However, the first review is likely to be within 12-18months of initial publication to enable Risk 
Management Authorities to provide flood defence information where current omitted from the Flood Map 
for Planning.

The new Flood Map for Planning will likely be released at the end of September 2021.  The map is updated twice a 
year, normally in May and November, to match the update periods of the FRAW Map.  Guidance will be released by 
NRW at the same time as the map, explaining the challenge process.

I hope the above comments are helpful however, if you have any queries please do not hesitate to contact us.

Kind Regards

  
Tîm Cynllunio Datblygu / Development Planning Team
Cyfoeth Naturiol Cymru / Natural Resources Wales

 

Yn falch o arwain y ffordd at ddyfodol gwell i Gymru trwy reoli’r amgylchedd ac adnoddau naturiol yn gynaliadwy / Proud 
to be leading the way to a better future for Wales by managing the environment and natural resources sustainably.

Croesewir gohebiaeth yn Gymraeg a byddwn yn ymateb yn Gymraeg, heb i hynny arwain at oedi / Correspondence in 
Welsh is welcomed, and we will respond in Welsh without it leading to a delay.
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Croesewir gohebiaeth yn y Gymraeg a’r Saesneg 
Correspondence welcomed in Welsh and English 

 
 
 
 
 
 
 

 

  

 
 
 
 
 
 
 

  
 
05/08/2021 
 
Annwyl Syr/Madam / Dear Sir/Madam, 
 
REPLACEMENT BRIDGEND LOCAL DEVELOPMENT PLAN (LDP) 2018-2033: 
CONSULTATION ON THE DEPOSIT PLAN.  
 
Thank you for consulting Cyfoeth Naturiol Cymru/Natural Resources Wales (NRW) on the 
above, which was received on 14 June 2021. 
 
We welcome the opportunity to provide comments on the following documents:  
 

• ‘Bridgend County Borough Local Development Plan 2018-2033 – Deposit 
Consultation Document’, undated.  

• ‘Bridgend RLDP Deposit Plan – Habitats Regulations Assessment’, prepared by 
Stantec, reference 42796/rr007i2, dated May 2021.  

• ‘Bridgend RLDP Deposit Plan – Sustainability Appraisal’, prepared by Stantec, 
reference 42796/rr005i1, dated May 2021.  

• ‘Bridgend RLDP Deposit Plan – Sustainability Appraisal Non-Technical Summary’, 
prepared by Stantec, reference 42796/rr005i1, dated May 2021.  

• ‘Strategic Flood Consequence Assessment’, Version 2, prepared by JBA Consulting, 
dated October 2020. 

 
We support the intent of the plan’s policies and proposals to enable the delivery of 
sustainable development and ensure social, economic, environmental and cultural well-
being goals are all suitably balanced in the decision-making process, so the right 
development occurs in the right place. 
 
We acknowledge that you have taken on board advice from our previous correspondence 
which has enabled positive provisions in the Deposit Plan both in policy terms and with 
regard to allocation of sites.   
 
 

Ein cyf/Our ref: CAS-154665-D1M7 
 

                                        
                            

                                             
                                                     

 
 

  
 

 
Bridgend County Borough Council,       
Civic Offices,                           
Angel Street,                                       
Bridgend,                                                
CF31 4WB 
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Our detailed comments on the plan and supporting documents can be found in the 
annexes to this letter.   
 
Please note that our comments are without prejudice to any comments we may wish to make 
when consulted on any subsequent formal planning application submissions to develop any 
of the land identified within the plan. At the time of any other consultation there may be new 
information available which we will need to consider in providing our formal advice.  
 
Finally, we look forward to continuing to work closely with you to progress the plan and trust 
these comments are of assistance. If you have any queries, or if you require any further 
information, please do not hesitate to contact us at the above address.  
 
Yn gywir / Yours faithfully  
 
 

 
    

Cyfoeth Naturiol Cymru / Natural Resources Wales 
 
 
Attachments: 
 
Annex 1: 
 

Deposit Plan 
Habitats Regulations Assessment 
Sustainability Appraisal 
 

Annex 2: 
 

Strategic Flood Consequences Assessment 
Proposals Maps / Site Allocations 
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Annex 1 
 
1. Deposit Consultation Document  
 

The Deposit Consultation Document provides a strategic direction for the development and 
use of land until 2033 and sets out detailed specific policies as well as the settlement maps, 
development limits and site-specific allocations.  
 
We note that the majority of comments raised in our previous response have been taken on 
board, specifically within Chapter 2 The Spatial Context and Chapter 3 Key Issues and 
Drivers. However, as noted in our Draft Pre-Deposit response we recommended that in 
Chapter 4 Replacement LDP Strategic Framework includes reference to landscape and 
green infrastructure, both of which have a major role to play in sustainable places and 
placemaking.  
 
DNP6: Biodiversity, Ecological Networks, Habitats and Species 
We welcome and support the policy’s aim that development proposals must contribute to 
biodiversity net gain, improved ecosystem resilience and maintain, protect and enhance 
biodiversity ecological networks / services. With particular importance given to maintaining 
and enhancing the connectivity of ecological networks.   
 
DNP8: Green Infrastructure 
We welcome and support the policy’s aim that development proposals will be expected to 
enhance existing Green Infrastructure assets. Such schemes will be designed to take into 
account the existing green infrastructure assets to ensure no fragmentation or loss of 
connectivity whilst maximising ecosystem resilience and ecosystem services. We also 
welcome the policy’s reference to the Regeneration and Sustainable Growth Areas 
described in Policy SP1 and Strategic sites set out in Policy SP2 that provide significant 
opportunities in this regard given their strategic nature and scale. Furthermore, we welcome 
that further guidance on Green Infrastructure as part of development will be prepared as 
Supplementary Planning Guidance in support of the placemaking agenda and the creation 
of high quality and biodiverse living environments.  
 
DNP9: Natural Resource Protection and Public Health 
The policy states that ‘All development in flood risk areas must be supported by a Flood 
Consequences/Risk Assessment and incorporate any mitigation measures required to avoid 
or manage increased flood risk.’ Please note, new development will be expected to avoid 
unnecessary flood risk and to meet the requirements of Technical Advice Note (TAN) 15. 
No highly vulnerable development (as defined in TAN 15) will be permitted within Zone C2 
and development will only be considered in areas at risk of flooding where it can be 
demonstrated that the site can comply with the justification and assessment requirements 
set out in TAN 15.  
 
In Section 5.5.82 you state that ‘Where development proposals relate to a main river or 
ordinary watercourse, opportunities should be taken to incorporate in the development a 
riparian buffer of up to 7 metres adjoining both banks. This will allow for necessary 
maintenance by NRW and will protect and encourage local diversity’. We support the 
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provision for a development free buffer however, we advise that reference to NRW and 
maintenance is removed from this statement. The statement could read ‘This will help 
protect and encourage local biodiversity and give opportunity to improve connectivity’. 
 

2. Habitats Regulations Assessment (HRA) 
 

We have reviewed the updated HRA submitted as part of this current consultation and 
provide the following advice.  
 
We welcome the detail provided in Table 3.2.7 ‘Consultation’ and confirmation of how our 
previous advice, specifically in relation to the Bridgend LDP HRA has been considered when 
drafting the current document.  
 
Several references are made in the document to ‘likely significant effects’ in the context of 
the Appropriate Assessment (AA).  This is considered misleading given that ‘likely significant 
effects’ are to be dealt with in part 1 of the HRA ‘The Test of Likely Significant Effects’. The 
AA (HRA Stage 2) is to determine whether a proposal will have an adverse effect on site 
integrity. As an example, in section 5.3.12 (‘Effects on the Integrity of European Sites’) it 
states ‘...no likely Significant Effects are anticipated from the LDP Deposit Plan through air 
pollution.’. This should read ‘no adverse effects on site integrity.’, given that this section is in 
reference to the Authority having undertaken an AA.  
 
In section 6.3.9 (Habitat loss or species disruption), we welcome the removal of site 307.C1 
from the LDP Deposit Plan given the overlap of this site and Glaswelltiroedd Cefn Cribwr / 
Cefn Cribwr Grasslands Special Area of Conservation (SAC).  
 
We are supportive of the agreed approach in Section 6.4.1 (Mitigation), further detailed in 
SP17, to undertake a HRA for any relevant proposals within 2km of Glaswelltiroedd Cefn 
Cribwr / Cefn Cribwr Grasslands SAC with the potential to affect marsh fritillary butterfly 
habitat. However, in addition, due to the SAC’s sensitivity to ammonia, consideration should 
be given to the nature of development in determining the screening distance for a HRA.  
 
In section 7.3.8 (Mitigation) we welcome the removal of sites 312.C1 and 352.C55 from the 
LDP Deposit Plan given the overlap of these sites with Kenfig SAC. However, in section 
7.3.9, we have concerns for the increased potential for impacts on Kenfig SAC with the 
inclusion of site 345.C1.  We recommend a 5m buffer from any protected site if there’s 
habitat loss associated with the proposals. Given the lack of detailed information available 
at present on the proposals and the necessarily overarching and broad nature of LDP 
policies we are unable to comment further but are reassured at the confirmation in this 
section that a project specific HRA will be undertaken.  
 

3. Non-Technical Summary (NTS) – Sustainability Appraisal (SA) 
 
Whilst we acknowledge that some of our comments raised in our previous response have 
been take on board, we advise the following points to be re-considered: 
 
SA of Strategic Policies 
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Section 5.3.1 indicates that no major negative (significant adverse) effects are predicted on 
the SA objectives and two minor effects relating to biodiversity. Table NTS5.2 summarises 
the SA of Strategic Policies.  
 
For objective 14 Landscape, all policies are considered positive except for SP4 (Sustainable 
Transport) and SP12 (Retail), where no clear relationship is recognised.  
 
It is highly unlikely that there would be no adverse effects at all on landscape character and 
visual amenity as a result of a Mid-Growth Option and that all effects would be positive. This 
is not reflected by the Candidate Sites Report. We suggest that Strategic Policies 1, 3, 6, 9, 
10, 11, 13, 15 and 16 have potential to cause some adverse landscape and visual effects.  
 
Policy SP17 does state that development will not be permitted where it would have an 
adverse impact on landscape character. This is contradicted in other policies that state 
development will be permitted where there is no significant adverse landscape impact. SP17 
therefore appears to include strong landscape protection than other policies in the LDP, but 
the plan needs to be considered as a whole.  
 

4. Sustainability Appraisal (SA) 
 
We welcome that the comments from NRW submitted during the previous consultation 
phase are responded to in Table 4.1, including those specifically relating to biodiversity and 
green infrastructure, and are also reflected in the updated Table 3.1.  
 
Please note, that we would welcome consultation at the earliest possible stage on all 
planning and proposed schemes which may adversely affect the water environment, 
particularly any residential developments that the SA refers to. We can also provide advice 
and guidance regarding pollution prevention and protection of local waterbodies from such 
developments.  
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Annex 2 
 

1. Strategic Flood Consequences Assessment (SFCA) 
 
Planning Policy Wales (Section 6.6) describes the need to move away from flood defences 
and mitigation of flooding consequences. It states planning authorities should adopt a 
precautionary approach of positive avoidance of development in areas of flooding. It also 
states that development should reduce, and must not increase, flood risk on and off the 
development site itself.  
 
This advice is supported by Technical Advice Note (TAN) 15 which provides a 
precautionary framework to guide decision making. This framework includes the planning 
tests contained within Section 6 of TAN15.  
 
Section 10 of TAN15 provides advice in respect of development plans. Paragraph 10.8 is 
clear that sites in Zone C2 should not be allocated for highly vulnerable development. We 
refer you to Welsh Government’s Chief Planning Officer letter - Planning Policy on Flood 
Risk and Insurance Industry Changes (9th January 2014) which affirms this policy 
direction.  
 
Allocations for less vulnerable development in C2 and allocations in C1 should only be 
made if it can be justified that the development or use is in accordance with the tests in 
Section 6, including whether the consequences of flooding are acceptable in accordance 
with Appendix 1 of TAN15. It is for the planning authority to fully explain and justify the 
reasons for allocating a site within Zone C. A proposed allocation should not be made if 
the consequences of a flooding event cannot be effectively managed.  
 
Section 10 of TAN15 identifies that where the local planning authority wishes to allocate a 
site, and can justify such an allocation, the local planning authority will need to undertake 
an assessment of the consequences of flooding. This assessment should demonstrate that 
the consequences of flooding have been understood and are capable of being managed in 
an acceptable way. Where such local information has been produced then this should be 
reflected in the plan. If the consequences are considered acceptable in accordance with 
section 7 and appendix 1 of TAN15, the resulting allocation should include annotation of 
flooding as a constraint for the individual site on the proposals map and specify the policy 
requirements which pertain to the development of that site. This should include making it 
clear that in taking forward the allocation a developer will need to undertake detailed 
technical assessment in accordance with appendix 1, to ensure that the nature of the 
proposed development is acceptable, that it is suitably designed to cope with the risk of 
flooding, and that any funding and maintenance provision is appropriate.  
 
As you are aware, TAN15 is due to be revised by WG. There may be a requirement to review 
certain allocations subject to the content of the new TAN. 
 
The submitted SFCA covers the salient points required to provide an initial broad scale 
assessment of flood risk in the Borough. We note Section 5.3.3 states ‘Any available NRW 
detailed 1D-2D models available in these areas were used to inform the SFCA but no 
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additional flood modelling was undertaken as part of the SFCA update.’ We assume from 
this statement that there is no modelling to review at present, but it is accepted that updated 
modelling will be required, and this will need to be reviewed when submitted to NRW.  
 
We also advise the following points within the SFCA should be amended: 
 
In Section 7.4 ‘Pencoed’ it states ‘Development in areas of very shallow fluvial flooding in 
the 0.1% AEP event may need to acknowledge the inherent uncertainty in flood modelling 
urban environments where flooding is less than the typical curb height or property threshold 
(i.e. <150mm). Consequently, a more pragmatic view as to the realisation of third-party 
impacts may be justified.’ TAN 15 is clear that there should be “no increase flood risk 
elsewhere” with agreed modelling tolerances set to 5mm, therefore this statement should be 
removed.  When assessing third-party detriment as part of a FCA review, development can 
only comply with TAN 15 if there is no detriment. 
 
In Section 7.5 ‘Pyle, Kenfig and North Cornelly’ it states ‘Village Farm Industrial Estate: It 
may be appropriate to apply greater latitude to the indictive guidance of A1.14 and A1.15 as 
applied to this site, provided the development does not increase the vulnerability of 
development and will contribute to an overall improvement in flood resilience within the 
Estate.’ Table A1.14 of TAN15 is not indictive and sets a clear threshold that developments 
must achieve.  
 

2. Proposal Maps (Site Allocations) 
 

Our detailed comments on site allocations were provided within our Draft Pre-Deposit 
Preferred Strategy consultation response, dated 06 November 2019 (our reference: CAS-
101670-W2N8) and our Candidate Site Register response dated 3 December 2019 (our 
reference: CAS-103962-P856) and we continue to refer your Authority to these 
observations. 
 
Within the above responses a number of sustainable and regeneration growth areas were 
highlighted due to their siting within Zone C of the development advice maps referred to 
under TAN 15 and in particular highly vulnerable developments within zone C2.  We 
acknowledge that these sites have been considered within the supporting SFCA and through 
this assessment have been categorised as either amber or green.  We agree with the stance 
taken within the assessment that no highly vulnerable development will be located within 
zone C2.    
 
Ideally, sites should be located entirely outside of zone C.  As noted in TAN 15 “The 
development at these locations will only be justified if it can be demonstrated that: - 
 
i. Its location in zone C is necessary to assist, or be part of, a local authority 
regeneration initiative or a local authority strategy required to sustain an 
existing settlement1; or, 
 
ii Its location in zone C is necessary to contribute to key employment objectives supported 
by the local authority, and other key partners, to sustain an existing settlement or region; 
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and, 
 
iii It concurs with the aims of PPW and meets the definition of previously developed land 
(PPW fig 2.1); and, 
 
iv The potential consequences of a flooding event for the particular type of development 
have been considered, and in terms of the criteria contained in sections 5 and 7 and 
appendix 1 found to be acceptable.” 
 
Please note the justification tests do not apply to highly vulnerable development within zone 
C2. 
 
Any sites within or bordering zone C will, in line with the final test (iv) above require a site-
specific flood consequence assessment (FCA) to demonstrate that the consequences of 
flooding can be managed to an acceptable level.  The nature and level of development and 
site design should be governed by the conclusions of the FCA. 
 
Our comments on flooding need to be considered in line with the Lead Local Flood 
Authority’s comments as well as your SFCA findings.  The LLFA will offer advice regarding 
risk from ordinary watercourses and surface water flooding which should be given the 
same consideration as our advice. 
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