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1.0 INTRODUCTION

1.1 Evans Banks Planning has been instructed by V & C Properties Ltd in conjunction

with Coastal Housing Group (the Applicants) to prepare this Planning, Design and

Access Statement to accompany a full planning application for residential

development (19 affordable dwellings) at land off Heol Pentre Bach, Gorseinon,

Swansea.

1.2 This application has been prepared in response to the points made to an appeal

decision that related to a previous refusal of planning permission by the Authority on

the site for a scheme of 19 affordable dwellings. However, with regards to the

principle and position of the proposal in relation to the existing urban form, the

Inspector concluded that they were “ … satisfied that the relationship of the

settlement and proximity to local facilities means that it is a justified exception” and

with respect to Policy CV2 of the Swansea Local Development Plan (LDP), they were

“ … satisfied that the proposal falls within one of the listed exceptions.”.

Notwithstanding this, the Inspector also outlined that more detailed matters relating to

the impact of the proposal on trees, surface water drainage and protected species

(Bats) needed to be addressed.

1.3 With the above in mind, this application has therefore been prepared in direct

response to the points raised by the Inspector, as well as the continuing identified

need for affordable housing within the area in question. In fact, the delivery of

affordable housing continues to be a priority of the Welsh Government and the

scheme’s potential contribution to meeting local needs therefore carries significant

weight.

1.4 This Statement therefore forms part of the submissions of the application to be

considered by the Authority, and in compliance with the requirements of TAN12

provides information on the following points:
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 A brief description of the site and surrounding area

 A description of the proposed development

 Consideration of relevant local planning policy

 Accessibility

 Character

 Community Safety

 Environmental Sustainability

 Movement to, from and within the development

1.5 This Statement is also accompanied by a wealth of supporting information including a

Transport Statement, an Ecological Appraisal Report, a Bat Survey Report, a Reptile

and Amphibian Survey Note, a Dormouse Mitigation Strategy, an Archaeological

Desk Assessment, a Tree Survey, surface water drainage details and a full scheme

of drawings.
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2.0 SITE DESCRIPTION

2.1 THE SITE

2.1.1 The application relates to an undeveloped parcel of land, located just off Heol Pentre

Bach, measuring approximately 1.1ha. The enclosure is dominated by semi-improved

grassland (see photographs below), although was until recently used in part for the

purposes of a construction compound associated with an adjoining residential

development, who’s construction has now been completed.

Photograph 1 Photograph 2

2.1.2 Along the eastern side of the application site runs a Public Footpath, the route of

which is indicated on the OS Map extract below:

Plan A
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2.1.3 The boundaries of the application site are generally well defined. Established

hedgerows with a number of mature trees within them run along the site’s southern

and western edge. The northern boundary is then defined in part by a small collection

of trees, whilst the eastern boundary is then defined by post and wire stock proof

fencing and the curtilage of an existing residential property.

2.1.4 With regards to access, pedestrian access to the application site is at present via the

aforementioned public footpath. In terms then of general access, this is currently

gained via the adjoining agricultural enclosure positioned to the north of the

application site. An agricultural gateway is located in the north western corner of this

enclosure, which then leads on to the adjoining public highway.

2.2 THE SURROUNDING AREA

2.2.1 In the immediate sense, the land to the west of the site currently consists of a series

of agricultural enclosures, again with mature hedgerows and tree lines. Directly

adjoining the north of the site is the aforementioned agricultural enclosure, which then

gains access from Gwynfe Road.

2.2.2 The land to the east and south is then dominated by existing residential development,

forming part of the greater urban area of Gorseinon. As can be seen from the

photographs below, the existing housing stock is somewhat varied in terms of

dwelling form, scale and appearance.
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Photograph 3 Photograph 4

Photograph 5 Photograph 6

Photograph 7 Photograph 8

2.2.3 Notwithstanding the above variation, there is some commonality with regards to the

existing materials palette, which is summarised as follows:
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Walls – Brickwork or painted/coloured render

Roof – Roof tiles

Fenestration – White or brown upvc

Rainwater Goods – White, brown or black upvc units.

2.2.4 As detailed above, the application site forms part of the greater urban area of

Gorseinon with its associated community facilities and local services. The application

site is within walking distance of many of those including the local neighbourhood

centres at Frampton Road and Alexander Road. There are also a number of well

serviced bus stops within walking distance of the site, providing residents with access

to other District Centres, the City Centre and adjoining counties. Therefore, as

detailed in the aforementioned Inspectors Decision Letter, the application site is

clearly in a very sustainable location that is able to promote non-car modes of

transport.

2.3 PROJECT DESIGN PARAMETERS AND PRINCIPLES

2.3.1 As a result of the above, the following design principles and parameters have

influenced the design subject of this planning application:

 Density – The proposal represents a balance between making efficient and

effective use of a greenfield site, whilst being respectful and sympathetic to its

transitional location between open countryside and the existing urban form.

 Layout – The proposal has been steered by existing adjoining development

and land uses, together then by the site’s original topography, landscape and

ecological assets.

 Design – The design has drawn from the existing housing stock in terms of

both style and external features.

 Scale – The proposal has been limited to single storey units to meet an

identified market demand, as well as to be sympathetic to the wider landscape

setting.
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3.0 THE PROPOSED DEVELOPMENT

3.1 The proposal is for the construction of 19 affordable residential dwellings, all single

storey in nature. The following information therefore provides an overview of the

scheme and should be read in conjunction with the accompanying supporting

documentation and drawings.

General Siting

3.2 The general layout of the site has been steered by a number of on-site and off-site

factors. Its point of access will be via its eastern boundary, via a new road being

constructed as part of the adjoining residential development. It will also require the

relocation of a domestic garage of a unit that forms part of the adjoining recently

constructed scheme and so this element then forms part of this current application

proposal. The double garage in question (shown in Photograph 9) is positioned next

to Plot 1 at the location illustrated below.

Plan B
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Photograph 9

3.3 In addition to the above and as a result of the re-located garage, a diversion of the

existing Public Footpath will be required, the route of which is shown on the

accompanying drawings.

3.4 The general layout of the site will consist of a mix of 19 detached and semi-detached

bungalows, based on a density comparable with that of the existing urban area to the

east. These new units will then be positioned around a principle new adoptable

estate road. Off this then each dwelling will be accessed either directly or via short

private shared drives. Each unit will then be served by generous private rear gardens,

with smaller grass forecourts to their front. New rear boundaries serving each unit will

then be defined by fencing, to create a clear ‘buffer’ zone between the residential

development and existing site boundaries, in line with the previous requirements of

the LPA and those of the Inspector.

Scale

3.5 The proposal is for 19 residential detached and semi-detached bungalows. The

proposal includes provision for 19 two bedroom properties, albeit that 2 will be

adapted units. The proposed mix has been influenced by the information and

research undertaken by Coastal Housing Group and reflects the identified need of

the area.
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3.6 All properties will be served by off-street parking in-line with the Authority’s standards.

External Finishes

3.7 The external appearance of each of the proposed dwellings will be as shown on the

accompanying drawings. As can be seen, the proposed finishes have drawn on the

local materials palette of the area.

Drainage

3.8 All foul water will be disposed of via a new connection to the existing public sewer

network in the manner indicated in the accompanying drawings.

3.9 Surface water will be then be disposed of in line with recently introduced regulations.

This will then be through a series of measures of attenuation, before it its then

released in a controlled manner via new outlet pipe to an existing drainage ditch

positioned at the western edge of the application site. All surface water leaving the

site will then be of a quality in line with current regulatory standards.

Parking

3.10 Each of the proposed dwellings will be served by two spaces with visitor parking

accommodated in an on-street form, in line with local highway authority standards.

Occupancy

3.11 All 19 of the proposed units will be affordable in nature, as defined by Technical

Advice Note 2: Planning and Affordable Housing. All units will then be managed by

Coastal Housing Group.
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4.0 PLANNING POLICY

4.1 NATIONAL PLANNING POLICY

4.1.1 National planning policy is represented principally by Planning Policy Wales (10th

Edition) (PPW), which is then supported by a suite of supporting documents entitled

Technical Advice Notes (TAN) covering a range of topic areas.

4.1.2 PPW sets out at Paragraph 4.2.25 that “A community’s need for affordable housing is

a material planning consideration which must be taken into account in formulating

development plan policies and determining relevant planning applications.” Paragraph

4.2.34 then goes on to state that “The provision of affordable housing exception sites

must be considered to help meet identified requirements and ensure the viability of

the local community.”.

4.1.3 Coastal Housing Group has identified that there is a current under-provision and so

demand for affordable housing within the local area. Whilst some open market

schemes in the area have made some provision towards meeting this need, this has

not been anywhere near sufficient to fully satisfy the required demand, as the

accompanying information demonstrates. On this basis, the provision of more

significant contributions must be made if the need is to be met, with the next option

therefore being through the delivery of such units through exception sites. Due to its

edge of settlement location, the application proposal therefore represents one such

example.

4.1.4 In dealing and advising then on new housing sites, PPW indicates throughout

Chapters 3 and 4 that new housing developments should be well integrated with and

connected to the existing pattern of settlements. The expansion of towns and villages

should avoid creating ribbon development, coalescence of settlements or a

fragmented development pattern. As detailed above and as recognised by the

Inspector in the aforementioned appeal decision, the application site is well located to

the adjoining existing urban form and is located in close proximity to a range of local
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services and community facilities, as well as a number of well served bus stops

providing access to further such provision.

4.1.5 PPW also advises that in determining applications for new housing, local planning

authorities should ensure that the proposed development does not damage an area’s

character and amenity. Increases in density help to conserve land resources, and

good design can overcome adverse effects, but where high densities are proposed

the amenity of the scheme and surrounding property should be carefully considered.

High quality design and landscaping standards are particularly important to enable

high density developments to fit into existing residential areas. The form of the

application proposal has been given careful consideration, taking into account the

character of not only the adjoining urban area, but also that of the undeveloped

surrounding countryside. The results of several key investigations – including those

dealing with landscape impact and ecological assets – have therefore had a

fundamental role in determining and designing the proposed layout, ensuring

therefore that the guidance and requirements of PPW have been adhered to in full.

4.1.6 In terms then of the nature and form of the proposed units, TAN2 sets out detailed

guidance on what is defined as being an affordable unit and how its occupancy would

be controlled. Upon their completion, the Applicants – Coastal Housing Group – will

take control of the units and so will ensure that the requirements of TAN2 are met in

full in terms of the future occupancy of the proposed units. The application scheme

will therefore begin and continue to represent an affordable housing scheme on a

100% basis.

4.1.7 In summary therefore, the principle and detailed aspects are supported by the

overarching guidance and principals set by national planning policy in relation to new

affordable housing developments.
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4.2 LOCAL PLANNING POLICY

4.1 In terms of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the

adopted development plan for the area within which the application site lies is the

Swansea Local Development Plan (LDP).

Principle of Development

4.2 In terms of the principle of the application proposal, the application site’s position as

set out on the adopted LDPs Proposals Map must be considered. Below therefore is

an extract of the Proposals Map for the western edge of Gorseinon (Plan B) in the

locality of the application site.

Plan C

4.3 As can be seen from the above plan, the application site lies outside of the defined

Settlement Boundary for the settlement and so by default falls within the generally

designated area of ‘Countryside’. Such a designation is covered by the provisions of

Policy CV2 (Development in the Countryside) of the LDP, which strictly controls

development unless it is for one of eight set forms. One such form, pertinent to the

application proposal, is set out at Criterion iii, which reads as follows:

“Affordable housing to meet local need at acceptable and sustainable locations within

or as infilling or adjoining settlements, or as minor extensions to small groups of

dwellings in the countryside.”.
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4.4 The supporting text at Paragraph 2.10.20 then goes on to state that “… the plan

allows for schemes that provide 100% Affordable Housing or Local Need on suitable

sites within and adjoining settlements.”. In considering Plan B, it is clear that the

application site adjoins the existing settlement of Gorseinon. Furthermore, the site is

located at a sustainable location for such development, as detailed in the Inspector in

their aforementioned decision – “I consider that the proposed site now forms a logical

expansion for the provision of affordable housing as an exceptions site.”.

4.5 In summary therefore, the proposal represents an acceptable form of development

under the provisions of Policy CV2. In addition, with the proposal’s sustainability

characteristics remaining the same as at the time of the previous appeal proposal, the

Inspector’s comments and conclusions remain valid and so the application proposal

also then adheres to the requirements of Policy H6 (100% Affordable Housing

Exception Sites).

Detailed Design

4.6 The application proposals general form follows that of the previously considered

proposal, in that each dwelling is of a single storey format, provided with sufficient car

parking and all served off a principle estate access road. Each dwelling is then served

by sufficient amenity space to meet the requirements of DQR provisions, with

boundary treatments for each dwelling being of a mix that is reflective of others found

in the locality. Similarly, the proposed style of each dwelling and its external finishes

are also reflective of the local vernacular.

4.7 Notwithstanding the above, in addition to the reduction in the number of units, the

current proposal sees two key changes to that previously considered by the Authority

and the Inspectorate. As illustrated on the accompanying drawings, the first key

change is the withdrawal of the domestic curtilage boundaries from the site’s

respective northern, southern and western boundaries. This is in response to

concerns previously raised by the Authority in relation to possible conflict between

residents and the protection of trees along these boundaries. Through the reduction
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in the respective garden length’s this conflict will be avoided, as well as creating a

buffer around the proposed development.

4.8 The second key change relates then to the form of surface water disposal to be

utilised as part of the proposed development. The application scheme is

accompanied by a full surface water drainage scheme that complies fully with the

recently introduced regulations. In particular, it will ensure that the water quality of the

surface water that leaves the development will have no detrimental impact on any

recognised and protected ecological interest in the area.

4.9 In consideration of the above and the accompanying information therefore, the

current application proposal therefore adheres to all relevant requirements of Policy

PS2 (Placemaking and Place Management), Policy T2 (Active Travel), T6 (Parking)

and Policy RP4 (Water Pollution and the Protection of Water Resources).

Ecological Considerations

4.10 The application submission includes a range of ecological information that provide

detailed information on the assets of the application site, together then with how such

assets are to be protected and managed as part of the wider development proposal.

It is recognised that insufficient information for the form of the development proposed

was absent from the previous application. However, in line with the changes made to

its detailed design, the current application package contains both sufficient and

relevant information to demonstrate that the proposed development will have no

detrimental on any ecological interest, be it flora or fauna in nature.

4.11 In view of the above and the accompanying information, the application proposal

therefore adheres to the relevant requirements of Policy ER8 (Species and Habitats)

and Policy ER11 (Trees, Hedgerows and Development).

4.12 In conclusion therefore, the application proposal fully adheres to all relevant

requirements of adopted local planning policy.
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5.0 ACCESSIBILITY

5.1 ACCESSIBILITY

5.1.1 All inclusive design issues identified have been addressed wholly in compliance with

the requirements of the Disability Rights Commission Code of Practice “Rights of

Access: Services and Premises”, DQR Design Standards and Guidance, as well as

Part M of the Building Regulations, where applicable. Thereafter full compliance will

be maintained in perpetuity.

5.1.2 The proposed bungalow development is sited over level to gently sloping ground,

with no discernible differences in ground level from the proposed residential plots to

the proposed public highway. Vehicular driveways and estate road footways can be

significantly wide and reasonably level to allow use by all users regardless of mobility.

5.1.3 The development proposal will ensure, wherever possible, that the maximum gradient

of driveways and footways to building entrances will be as level as possible, but

certainly no more than 1:20, and compliant with Part M of the Building Regulations.

The development will be provided with non-slip pathways and laid to a minimum

width of 1000mm.

(a) Car parking spaces to all dwelling driveways will be surfaced firm and level, free

from loose stones. Every effort will be made to ensure proposed parking facilities are

well lit for all users.

(b) Hard and soft landscaping of garden and amenity areas will be wheelchair friendly

and capable of access for all.

5.1.4 The dwellinghouses will be single-storey and the following will apply to all bungalow

types:

(a) If individually required, access to an external doorway will be made available via a

short, shallow ramp. It is unlikely due to the site topography that handrails will be
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required as accompanying features on the above ramps. Ramps will be flush with

door openings and surrounding ground level wherever possible.

(b) Both external doorways will be in compliance with Part M of the Buildings

Regulations. The entrances shall be clearly identifiable to all users.

(c) All internal doors will be a minimum of 800mm, with corridors to comply with Part

M of the Building Regulations.

(d) Entrance doors will avoid the use of large glass facades, and doors thresholds will

be flush. Door handles will be easy to grip in accordance with Part M of the Building

Regulations, and similarly door closures will require a minimum use of force.

(e) There will be sufficiently a sized turning circle, within ground floor hallways, being

a minimum 1200mm diameter allowing for wheelchair manoeuvrability.

(f) Wherever possible, wheelchair access to a bathroom and kitchen will be

encouraged. The placement of window cills and electrical sockets will have regard to

the need for use by all users, and be in compliance with the Building Regulations.

5.1.5 The proposals therefore ensure ease of access for all.

5.2 MOVEMENT TO, FROM AND WITHIN THE DEVELOPMENT

5.2.1 The application site is located at the edge of the urban area of Gorseinon with its

associated community facilities and local services, many of which are located within

walking distance of the site. The remainder then are easily accessible via one of the

number of regular bus services running in close proximity to the site, as well then as

the wider range of community facilities and local services offered by the City Centre.

5.2.2 As a result of the above and as established in previous proposals for the site, the

application site will be able to promote the use of public transport and discourage the

use of the private motor car.
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6.0 CHARACTER

Landscape Design

6.1.1 The application proposal has sought to strike a balance between the two differing

landscape settings adjoining its boundaries – open countryside and urban settlement.

The proposal with its modest density and inclusion of green spaces within its

developed and un-developed elements has therefore facilitated a new residential

development with a transitional role between these two differing landscape settings.

This has been further secured through the retention of key boundary features at both

the site’s edges and within it.

Scale

6.1.2 The scale of the proposed development is one of single-storey bungalows,

represented by a mix of both semi detached and detached 2 bedroom units. These

scale parameters have ensured then that there is no detrimental visual impact on the

immediate or wider setting.

Number

6.1.3 The design objective is to provide a density and form that is representative of the

site’s transitional position discussed above. As a result, the proposal is for 19

bungalows.

Layout of Development

6.1.4 The layout of the proposed development has been steered by a number of factors

including the site’s topography, its physical attributes, ecological/arboricultural assets

and proposed point of access. As a result, the proposal represents a logical layout

that is sympathetic to both its immediate and wider setting, whilst also securing a high

level of legibility for both residents of and visitors to the site.

Appearance

6.1.5 As detailed previously, the proposal has drawn on the existing form of existing

development in the surrounding area in terms of its general design approach down to
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detailed aspects of external finishes. This then combined with the aforementioned

approach to both density and landscaping ensures that the proposal is harmonious

with all adjoining land uses from an appearance perspective.
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7.0 COMMUNITY SAFETY

7.1 The layout of the proposed development is such that each new dwelling will promote

and secure a sense of natural surveillance. The proposal accommodates and

facilitates the continuation of the alignment and use of the existing public footpath

without any impediment.



Residential Development – 19 Affordable Dwellings August 2020
Land off Heol Pentrebach, Gorseinon

22

8.0 ENVIRONMENTAL SUSTAINABILITY

Landscaping/Townscape Setting

8.1 As detailed above, the sensitive design of each of the elements of the application

proposal has ensured that the immediate and wider setting of the surrounding land

uses are not harmed in any way.

Biodiversity and Local Environment

8.2 As detailed in the accompanying information, the proposal will have no detrimental

impact on biodiversity or ecological interests of the area.

Energy Efficiency/Carbon Reduction

8.3 The following measures will be undertaken where possible to maximise energy

efficiency and carbon reduction of the dwellings themselves and during their

construction:

 Maximise use of daylight in key rooms through fenestration

 Use of local suppliers and labour wherever possible

 Use local recycled products wherever possible

 The dwellings will be insulated to current targets

 All fenestration will be insulated to current targets.

 Energy efficient internal and external lighting units will be installed.

Sustainable Materials

8.4 We understand that recycled or reclaimed products will be used in the construction of

the proposal wherever possible

Water

8.5 We understand that a mains supply will be utilised. In line with this, we would propose

that the domestic water and heating system of the dwellings be designed to reduce
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domestic water wastage, through a range of measures including low water

consuming fittings in the bathroom and kitchen.

Waste Management

8.6 We understand that the dwellings have access to domestic recycling facilities.

8.7 We understand that a connection will be made to the public sewer for the disposal of

foul waste.
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9.0 CONCLUSION

9.1 The proposal is for the construction of 19 semi-detached and detached affordable

bungalows, with an associated and integral area of amenity space.

9.2 The application proposal represents the most recent attempt by the Applicants to

deliver affordable housing in an area that the Authority also recognises as being in

significant need. In addition, the site itself – as established in the previous appeal – is

at a sustainable location that will ensure that the proposed units are in close proximity

to a range of community facilities and local services, reducing the need to travel by

the private motor car.

9.3 The current application also directly addresses concerns previously raised by the

Authority in relation detailed design aspect of the development with respect to trees

and surface water disposal. The current design and detailed information

accompanying this application satisfies such concerns and demonstrates that the

application proposals is wholly acceptable in all terms in relation to the requirements

of both local and national planning policy.

9.4 In conclusion therefore, the proposal represents an appropriate and sustainable

affordable housing development that adheres to all relevant current planning policy,

as well as assisting in addressing the current shortfall in provision of affordable

housing within the immediate and wider area.


