
APPLICATION REFERENCE: P/16/9/FUL 
 
TWO CLASS A3 (FOOD AND DRINK UNITS) AND ASSOCIATED WORKS 
BRIDGEND RETAIL PARK  
 
The above application was reported to the Development Control Committee on 27 

October 2016.  The Officer’s recommendation was for approval subject to a S106 
Legal Agreement and conditions. A copy of the Officer’s report and recommendation 
presented to the previous Committee (incorporating details included in the 
amendment sheet) is attached as Appendix A. 
 
Members were minded to refuse planning permission contrary to the Officer’s 
recommendation and voted against the development. 
 
The three areas of concern raised by Members revolved around the loss of 24 
parking spaces, the loss of 8 trees and landscaping within the car park and the 
impact of the development on the vitality and viability of Bridgend Town Centre.   
 
In accordance with the Planning Code of Practice, the application was deferred until 
the following Committee (24 November 2016) in order for Officers to advise members 
further.  
 
The following reasons for refusal are considered to reflect the issues of concern 
identified by Members at the previous meeting: 
 
1. The proposed A3 units, by reason of their size, scale and location, would 
result in the loss of 24 parking spaces leading to a reduction in the capacity of 
the car parks serving the existing units on Bridgen d Retail Park to the 
detriment of the businesses and their customers, co ntrary to Policies SP2 – 
Design and Sustainable Place Making and PLA11 – Par king Standards of the 
Bridgend Local Development Plan (2013) and advice c ontained with 
Supplementary Planning Guidance Note 17 – Parking S tandards (2011). 
 
2.  The proposed A3 units, by reason of their size,  scale and location, would 
result in the loss of 8 established trees and assoc iated landscaped areas 
which form part of the original layout and design o f the Retail Park to the 
detriment of the character and appearance of the Re tail Park, contrary to 
Policies SP2 – Design and Sustainable Place Making and ENV6 – Nature 
Conservation of the Bridgend Local Development Plan  (2013) and advice 
contained with Supplementary Planning Guidance Note  7 – Trees and 
Development (2008).  
  
3. The proposed A3 units, by reason of their locati on within an out of town 
Retail Park, would have a detrimental impact on the  vitality and viability of 
Bridgend Town Centre, contrary to Policy SP10 of th e Bridgend Local 
Development Plan (2013) and advice contained within  Chapter 10 of Planning 
Policy Wales (8 th Edition, January, 2016) and Technical Advice Note 4 – 
Retailing and Town Centres (1996).   
 
 



Members are reminded that in accordance with the Planning Code of Practice, it is 
expected that the mover (or seconder) of the motion at Committee will represent the 
Council in any subsequent appeal process with technical support from Officers.   
Members are also reminded that any reason(s) for refusal must be based on sound 
planning grounds and firm evidence and the following comments are offered in 
respect of each draft reason for refusal:  
 
Reason 1:  
 
It is a matter of fact that the development will result in the loss of car parking spaces 
but should any decision to refuse planning permission be appealed, the Council will 
have to provide evidence that the loss of spaces will have demonstrable harm on the 
businesses and the users of the Retail Park. Members are advised that further 
evidence and information on the parking capacity of the Retail Park will be required 
to support this reason for refusal in the form of further parking surveys.  Our Highway 
consultants, Capita, have quoted £1390 + VAT to carry out parking surveys between 
10am and 5pm on a Saturday and a Sunday.  The surveys could not be completed in 
time for this DC Committee meeting and, to assist members, Officers undertook a 
photographic survey of the car park around 2pm on Saturday 12 November, 2016. 
The photographs of the car park and trees, together with an aerial view of the car 
park, are attached as Appendix B.  
 
Should Members decide that a full parking survey is necessary before making a 
decision on the application then Officers advise that the survey results may be 
distorted by the increase in shoppers visiting the site coming up to the busy 
Christmas period and any survey could also support the applicants parking survey.  
 
Reason 2:  
 
As indicated in the committee report, the application was accompanied by a tree 
report undertaken by ‘The Tree Surgeons Limited’ in September 2014.  It confirms 
that a total of eight trees will be felled to accommodate the development and this will 
include 1 Birch, 2 Alder, 3 Silver Birch, 1 Ash and 1 Pine. The trees were part of the 
original landscaping for the retail park and, in the view of the tree surgeon, offer ‘little 
amenity value’.  This view is subjective and policies within the Bridgend Local 
Development Plan require that trees are retained where possible (Policy ENV6 
refers). Whilst a case could be made to support this reason for refusal, the trees 
have no formal protection and could be removed at any time.  
 
Reason 3:  
 
Members are reminded that a Planning and Retail Assessment accompanied the 
application and included a review of impact, even though one is not required for this 
scale of development. It concluded that the proposal would be unlikely to have a 
material impact upon the vitality and viability of any designated centre but the report 
reminded the Council, that where ‘impact’ is a relevant test, then the appropriate 
basis of assessment would be whether the proposal would have a “significant 
adverse effect” on the vitality and viability of Bridgend Town Centre as a whole rather 
than its effect on the trading performance of individual shops. A sequential 
assessment, where the developer reviews sites or units within Bridgend which may 



be capable of accommodating the proposal, based on certain parameters was also 
included and assessed by officers. On the evidence before the Council, there is no 
justification to reject this application on its impact on the vitality and viability of 
Bridgend Town Centre and such a reason could not be sustained at appeal.  
 
Members are advised that following the last committee meeting a letter has been 
received from solicitors acting on behalf of the applicant company.  The letter is 
reproduced in full at Appendix C.   
 
Planning consultants acting on behalf of Homebase have also submitted an 
objection to the development expressing concern on the loss of car parking spaces 
and the impact of the development on the highway network.  The letter is reproduced 
in full as Appendix D 
 
Members are requested to have regard to the advice being offered in respect of the 
draft reasons for refusal. It should also be noted that any further delay in 
determination is likely to result in an appeal being lodged against the Council’s 
failure to make a decision on the application within the agreed timescale. 
 
Recommendation: 
 
That Members consider the suggested reasons for refusal. 
  
MARK SHEPHARD 
CORPORATE DIRECTOR COMMUNITIES 
 
Background Papers 
Appendix A – Original Committee Report 
Appendix B – Photographs of the car park and an aerial photograph of the site 
Appendix C – Letter from Forsters on behalf of the applicant company 
Appendix D – Letter from G R Planning Consultancy on behalf of Homebase 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Appendix A – Original Committee Report





















Appendix B – Photographic Survey of Car park (2pm - 12/11/16) 



Appendix C – Letter from Forsters Solicitors







Appendix D – Letter 
from G R Planning 
Consultancy








