BRIDGEND COUNTY BOROUGH COUNCIL
REPORT TO DEVELOPMENT CONTROL COMMITTEE
1%' September 2016
REPORT OF THE CORPORATE DIRECTOR - COMMUNITIES

Ysgol Bryn Castell, Bridgend Phase 2 Development and Planning Brief

Purpose of Report

1.1 To consider the Ysgol Bryn Castell (Phase 2) Development and Planning Brief and
approve its content as a material consideration in the determination of future
planning applications.

Connection to Corporate Improvement Objectives/Other Corporate Priorities

2.1  The approval of the Development and Planning Brief will contribute to the Council’s
Corporate Improvement priorities of working together to develop the local economy
and working together to make smarter use of our resources.

Background

3.1  As part of the Council’'s School Modernisation Programme, the former Ysgol Bryn
Castell School has been relocated to the re-modelled Ogmore Comprehensive
School site in Bryncethin. Part of the former Ysgol Bryn Castell school site has
already been released and residential development is currently under construction
on Phase 1.

3.2 To assist in the future development process and the disposal of Phase 2, a
Development and Planning Brief has been commissioned by Property Services and
undertaken by planning consultants Bilfinger GVA.

Current Situation

4.1  The whole of the former Ysgol Bryn Castell site is allocated for residential
development in the adopted Bridgend Local Development Plan by Policy COM2(7).

4.2  The Development and Planning Brief for Phase 2 of the site is attached at Appendix
1. The purpose of the document is to provide a framework for the redevelopment of
the site and to demonstrate that there are no significant technical constraints that
cannot be overcome with respect to its future development.

4.3 The document has been developed in consultation with officers of the Council,
including highways officers who are satisfied that the highway and access
arrangements proposed are appropriate.

4.4  The contents of the Development and Planning Brief is summarised as follows:-
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Section 1 — Introduction

This sets out the context for the release of the site and the brief’s overall purpose
and structure.

Section 2 — The Site.
This provides overview of the site, its location and key characteristics.
Section 3 — Planning Policy

This summarises the relevant planning policy context against which any future
proposals will be considered. This includes policies in the adopted Bridgend
LDP, Planning Policy Wales and Supplementary Planning Guidance (SPGSs).

Section 4 — Constraints / Opportunities and Technical Investigations

This section identifies the key constraints from a range of technical studies and
reports commissioned to support the development of the site, including for
example protected trees, access arrangements and highway capacity, ecology,
drainage and ground investigations. It suggests how, where concerns are
identified, these can be addressed.

Section 5 — Design Principles and Parameters

This section sets out the overarching design principles and parameters for the
site, including scale, mix and housing density; landscape setting and trees; the
provision of on-site recreational open-space; accessibility, movement and active
travel; drainage and biodiversity.

Section 6 — Planning Obligations.

This outlines the key S106 requirements that are likely to be sought in
connection with the site when a planning application is submitted.

Effect upon Policy Framework& Procedure Rules

5.1

The Development and Planning Brief will represent a material consideration in the
determination of any future planning applications for the site.

Equality Impact Assessment

6.1

An Equality Impact Assessment Screening has been undertaken and the proposed
recommendation is unlikely to have an impact on equality issues.

Financial Implications

7.1

There will be a capital receipt for the sale of the site and its future development could
generate Section 106 contributions.
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8. Recommendation

8.1 To approve the Ysgol Bryn Castell Development and Planning Brief as Development
Control guidance, to be used as a material consideration in the determination of
future planning applications for the site.

Mark Shephard
Corporate Director Communities

Contact Officer: Susan Jones
Development Planning Manager

Telephone: (01656) 643169

E-mail: susan.jones@bridgend.gov.uk

Postal Address Development Planning
Communities Directorate
Civic Offices, Angel Street
BRIDGEND CF314WB
Background documents

Bridgend Local Development Plan
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Executive Summary

Ysgol Bryn Castell School relocated to the former Ogmore Comprehensive School, as part of Bridgend
County Borough Council’s School Modernisation and Education Inclusion Programme. The site extends to
13.6 acres / 5.5 hectares (ha) and has been brought to market in two phases:

4} ' o) . RoSUS 2K 20 P ! N\ N\SSZed s = Phase 1 comprised an
P | B/ 7w\ A {2 ) | area of informal grassland
: A : N \NO) extending to 4.4 acres / 1.8
i \\ ‘ ha which ceased to be used
: v | as part of the school
RN - | operaton in 2013 and
_ ‘1 benefits from full planning
L | permission for the erection of
SR\ N _‘ ‘1 67 no. dwelings, with a
section 106 legal agreement
securing various planning
obligations. This portion of the
\ site has been purchased by
' | Barratt Homes; and

= Phase 2 extends to 9.3
acres / 3.7 ha, and comprises
the remaining land at the site which was largely occupied by the former school buildings; all of which have

now been demolished. Phase 2 is now the subject of this Development Brief.

This development and planning brief provides an overview of the potential offered by Phase 2 and sets out
a series of development principles and parameters to give certainty over the form, scale and character of
development that could be achieved at the site.

In summary:

= The site is allocated for residential development under Policy COM2 (7) of the adopted LDP and is not
subject to any specific policy constraints;

= The technical issues relevant to the site have been examined in the preparation of this report and
have demonstrated that there are unlikely to be any highways, drainage, landscape, arboricultural, or
ecology constraints to the development of Phase 2.

The site has been identified as having potential for between 120 - 130 dwellings (based on a development
density of 35 dwellings per hectare), with the following indicative planning obligations:

=  20% affordable housing provision;

= A financial contribution towards open space;

=  Provision of on-site children’s play facilities;

= A contribution to primary education facilities
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This development and planning brief has been approved by Bridgend County Borough Council’s
Development Control Committee and is accompanied by a comprehensive marketing pack which
includes detailed reports on the technical matters identified herein.

Developers should be aware of new statutory requirements introduced by the Planning (Wales) Act 2015
to undertake community consultation and submit a pre-application consultation report at any future
planning application stage.

Developers will also be aware that the 2015 Act also introduced a new statutory requirement for Local
Planning Authorities to provide a pre-application advice service.

In order to promote a high quality development, increase efficiency in the processing of a future planning
application and reduce uncertainty for developers, Bridgend Council also provide a more comprehensive
pre-application service, over and above the statutory minimum.

Developers are strongly advised to engage in this enhanced pre-application service, details of which can
be found at the following link:
http://www1.bridgend.gov.uk/services/planning/development-control.aspx
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1 Introduction

Context

1.1 Ysgol Bryn Castell was established as a day school in 2002 for
pupils with moderate learning difficulties. At the time of
opening, the school accommodated circa 200 pupils.

1.2 In recent years, the Authority’s Education Inclusion
programme has supported the further successful inclusion of
pupils with moderate learning difficulties and communication
difficulties in mainstream schools. Therefore, in 2013, well
over a third of the accommodation at the existing Ysgol Bryn
Castell School, and much of its site became surplus to
requirements. Furthermore, its accommodation was not
considered suitable to meet the requirements of a modern
special school.

1.3 Consequently, the Council, as part of its School
Modernisation Programme, decided to relocate the school
to the former Ogmore Comprehensive School site (which has
become available for alternative educational and Council
service provision and redevelopment purposes, following the
decision to close Ogmore Comprehensive and Ynysawdre
Comprehensive schools and open a new ‘Coleg Cymunedol
Y Dderwen’ in Tondu).

1.4 In light of this, and to contribute to its capital programme for
education, the Council is seeking to realise the asset at Ysgol
Bryn Castell through the disposal of the site.

1.5 The former school site extended to a total of 13.6 acres / 5.5
ha. 4.4 acres / 1.8 ha of this lies within Phase 1 for which a full
planning application (LPA Reference P/15/25/FUL) was
submitted to the Council in January 2015, on behalf of Barratt
South Wales and United Welsh Housing Association, for the
development of 67 no. dwellings. This application was
considered by Members of the Council’s Development
Control Committee on 234 July 2015 at which it was resolved
to grant planning permission subject to the applicants
entering into a section 106 legal agreement with the Council
to secure the associated planning obligations for the site. The
development of Phase 1 commenced shortly after planning
permission was granted. The remaining 9.3 acres / 3.7 ha is
now available for release as Phase 2.

1.6 Phase 2 of the site does not currently benefit from an extant
planning permission for redevelopment, and it is not
proposed that this will be secured prior to marketing the site
for disposal. The site has however been allocated for
residential development in the Bridgend Local Development
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Plan (LDP) - its loss as an education facility is therefore not in
question and the principle of residential redevelopment is
considered acceptable.

1.7 As part of the disposal process, and given that a planning
permission is not being pursued prior to sale, it is necessary to
investigate any technical issues which may constrain the
site’s potential in order that a degree of certainty can be
given to potential bidders on the site’s suitability and
capability for redevelopment. This requires consideration of
a number of key issues including highways (both capacity
and the ability to create any new vehicular access that may
be required), protected trees (the site is subject to a Tree
Preservation Order), biodiversity, and existing infrastructure
and ground conditions.

1.8 To inform prospective bidders and demonstrate the site’s
considerable potential, the Council has appointed a
consultant team to investigate the technical issues
associated with the site, fully appraise its potential, and
define a development framework to help realise that
potential.

Purpose of this Document

1.9 The preparation of this document has been led by Bilfinger
GVA, with the overarching aim of providing a framework for
the future redevelopment of Phase 2. The purpose of this
exercise is not to present detailed proposals for the site’s
redevelopment, but to define a framework within which a
high quality development scheme can evolve and be
delivered.

1.10 The Framework examines the site context, summarises the
key headlines of the technical investigations that have been
undertaken and identifies any potential constraints and
opportunities. This context is drawn together to define a
series of development parameters and design principles
which can be used to guide its redevelopment in the future.

1.11 In direct reflection of the potential constraints presented by
the site, expert technical input into the Framework has come
from Tirlun Design Associates, Integral Geotechnique, Vectos,
Wildwood Ecology and Cambria Consulting. A range of
studies independently commissioned by the Council have
also been reviewed, particularly on ground conditions and
ecology. This technical expertise has been supplemented by
commercial market input from the appointed agents for the
site. All technical reports prepared in connection with the
site disposal process are included within the marketing pack
for the site.

1.12 Importantly, and to give the framework credibility, the
preparation process has included dialogue with Council
Officers in development planning, ecology, drainage, trees,
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development management and highways. This approach
has allowed the principles and parameters for the site to be
fully explored and tested with Officers prior to it being
endorsed by the Council‘s Development Control Committee.

1.13 The Development Framework is intended to assist all parties
that may have an interest in the site — both at present and in
the future. The Framework has been prepared to outline and
promote the development opportunities the site presents
and encourage an appropriate design response.

Structure of this Document

1.14 This statement documents the preparation of the
Development Brief for Phase 2 and its structure seeks to place
this in the context of an overarching framework for the site.

1.15 This statement is structured as follows:

=  Section 2 — provides an overview of the site, its location
and key characteristics;

= Section 3 - summarises the planning policy context
against which any future proposals for the site will be
assessed;

=  Section 4 - outlines the key constraints to development
at the site and identifies ways in which these can be
overcome;

= Section 5 - sets out the overarching design principles
and parameters defined for Phase 2 and illustrates the
development form that could potentially be delivered,;
and

= Section 6 - sets out the key elements of the likely
planning obligations package that will be sought in
connection with the redevelopment of Phase 2,
although it is acknowledged that the final package will
be subject to detailed negotiation with the Council
when a planning application is submitted.
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2 The Site: Context, Use & Proposals

Context

2.1 This development brief relates to an area of land identified as
‘Phase 2’ which lies within the overall land-holding at the
former Ysgol Bryn Castell school.

2.2 The Phase 2 land comprises cleared land previously
occupied by the school buildings, together with areas of
hard-standing for car parking and former staff residences.

Location & Extent

2.3 The site is located approximately 1km to the north-west of
Bridgend Town Centre. Located within the ward of
Newcastle, it lies just to the north of the Newcastle Hill
Conservation Area, and is separated from this by St Mary’s
RC Primary School, which lies on the School’s south-eastern
boundary. A site plan isincluded in Appendix A.

2.4 The site islocated in an established residential area served by
an existing local service centre at Bryntirion. The area is
characterised by low to medium density housing made up
primarily of detached and semi-detached dwellings.

2.5 Access to the site is currently achieved via existing access
points along Llangewydd Road (which runs along its western
boundary). These served as the primary access routes to the
former school complex.

Built Form & Use

2.6 The former school complex fell within Phase 2, and remained
operational until autumn 2014, but was demolished in
January 2015 - an overview is provided below as context.

2.7 The school was made up of a collection of educational
buildings ranging between 1 and 4 storeys in height, along
with a small number of residential dwellings (originally
constructed for staff to live on site) and residential blocks
(formerly used for pupils who resided at the school). The
school historically provided for pupils (8 — 19 years) with a
wide range of special educational needs and who
experienced significant learning and/or emotional and
behavioural difficulties. The accommodation was assessed
by the Council and considered unsuitable for the needs of a
modern school for children with specific needs.

2.8 An application seeking the Council’s Prior Notification (LPA
Reference P/15/457/DPN) for the demolition of all the
buildings within the school site was submitted to the Council
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on 14t July 2015. This application was determined on 2nd
September 2015, with the Council concluding that the details
of the site clearance and demolition works were acceptable
and its prior approval would not be required. The demolition
works have since been completed.

29 Phase 1 is separated from the now demolished school
buildings by an existing fence line and has not been used in
connection with the school for a number of years.

Phase 1

2.10 A full planning application (LPA Reference P/15/25/FUL) for
the development of 67 no. 1, 2, 3 and 4 bedroom dwellings,
together with a new access onto Cefn Glas Road was
submitted to the Council in January 2015, on behalf of Barratt
South Wales and United Welsh Housing Association, for the
development of 67 no. dwellings (Approved Site layout Plan
included at Appendix B).

2.11 The consented scheme is predominantly 2 storeys in height,
with the only exception being the three storey block of
apartments located in the southern part of the site. The
development comprises 18 no. four bedroom dwellings, 26
no. three bedroom dwellings, 9 no. two bedroom dwellings, 6
no. two bedroom flats and 8 no. one bedroom flats. An area
of public open space wil be provided to the eastern
boundary of the site.

2.12 The application was considered by Members of the Council’s
Development Control Committee on 23rd July 2015 at which it
was resolved to grant planning permission subject to the
applicant entering into a section 106 legal agreement with
the Council to secure the following planning obligations:

= 20% affordable housing provision (14no. x 1and 2 bed
flats);

= £31,490 towards the provision of public open space in
the area of Cefn Glas, and;

= £7,000 for a 20mph Traffic Order.

2.13 The section 106 legal agreement has now been signed and
the certificate of planning permission for this development
was issued on 1st September 2015.
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3 Planning Policy

3.1. This section provides an overview of the relevant planning
policy against which redevelopment proposals will be
assessed. It sets out the policy provision applicable to Phase
2.

3.2. The Bridgend Local Development Plan (LDP) 2006 - 2021
(September 2013) constitutes the adopted development
plan relevant to the site and provides the planning policy
context for this development brief.

Planning Policy Wales

3.3. Planning Policy Wales (Edition 8, January 2016) (PPW8) seeks
to utilise the planning system to achieve sustainable
development across Wales. PPW8 states that, to achieve
this, proposals should have a number of objectives, including:

= Promote resource-efficient and climate change
resilient development that minimises land-take;

=  Reuse previously developed land and buildings;

= Minimise the need to travel (especially by private car)
by considering the location of new development;

= Play an appropriate role to faciltate sustainable
building standards (including zero carbon) that seek to
minimise the sustainability and environmental impacts
of buildings;

=  Minimise the risks posed by, or to, development on or
adjacent to contaminated land and land liable to

flooding; | <
=  Facilitate sustainable building standards (including zero P a!]nlng
carbon); POIlCV

= Secure the provision of infrastructure to form the [RAVVE[2YS
physical basis for sustainable communities;

=  Contribute to the protection and improvement of the
environment, so as to improve the quality of life, and
protect local and global ecosystems;

= Help to ensure the conservation of the historic
environment and cultural heritage;

=  Encourage the use of renewable / low carbon energy
solutions;

=  Encourage opportunists to reduce waste and all forms
of pollution;

=  Ensure that all local communities - both urban and rural
- have sufficient good quality housing for their needs;

=  Promote access to employment, shopping, education,
health, community, leisure and sports facilities and
open and green space;

=  Foster improvements to transport facilities and services;
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= Encourage social inclusion by providing a more
accessible environment;

= Promote quality, lasting, environmentally-sound and
flexible employment opportunities;

= Enhance the economic success of both urban and rural
areas, helping businesses to maximise their
competitiveness;

= Respect and encourage diversity in the local economy;

= Promote a low carbon economy and social enterprises;
and

= Contribute to the protection and, where possible, the
improvement of people’s health and well-being as a :

. Bridgend Local Development Plan @

core component of sustainable development and ot N

responding to climate change. :

3.4. The guidance within PPW8 is supplemented by a range of
Technical Advice Notes that will also require consideration as
future proposals for the site are developed.

Bridgend Local Development Plan

3.5. The LDP recognises the importance of Bridgend as a regional
hub for services, employment, housing and retail, whose
success will spread prosperity to the surrounding
communities. One of the key strategic objectives of the LDP
focuses on the production of high quality sustainable places
where people want to live.

3.6. The entirety of Ysgol Bryn Castell is allocated for residential
development under Policy COM?2 (7) of the adopted LDP, of
which Phase 2 is a part. As such, the development of this site
for residential purposes is acceptable in principle.

3.7. Planning permission has been granted for 67 no. dwellings on
the land identified as Phase 1. Informal discussion with
Officers of the Council suggests that Phase 2 could deliver
approximately 120-130 units.

3.8. The detailed design proposals for the site’s redevelopment
will be primarily assessed against LDP policies on general
considerations of design and residential development.

3.9. A summary of the principal policy considerations is provided
below with the policy text included in full in Appendix C. This
list is not exhaustive and should only be used as an initial
guide.

Regeneration-Led Development

= Policy SP1 states that development in the County
Borough will be permitted where it provides the
maximum benefits to regeneration at a scale that
reflects the role and function of settlements as set out in
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the settlement hierarchy.

Settlement Hierarchy and Urban Management

= Policy PLAl seeks to permit development within
settlement boundaries at a scale commensurate with
the role and function of settlements as set out in the
hierarchy identified.

Design & Sustainable Place Making

= Policy SP2 seeks to ensure that all development
contributes to the creation of high quality, attractive,
sustainable places which enhance the community in
which they are located, whilst having full regard to the
natural, historic and built environment. The policy
establishes the criteria for the assessment of design
quality in development proposals.

Residential Development

= Policy SP12 makes provision for the development of 9,690
new dwellings in the County Borough up to 2021.

= Policy COM2 identifies the sites allocated for housing
outside the County Borough’s four strategic
Regeneration Growth Areas. Ysgol Bryn Castell is
allocated under Policy Reference COM2(7). Policy
COM4 states that on sites larger than 0.15 hectares, new
residential development will be buit at a minimum
density of 35 dwellings per hectare, unless local
constraints or characteristics, or a lack of housing
choice, dictate otherwise.

= Policy COM5 confims that where a need is
demonstrated affordable housing contributions will be
sought on development sites capable of
accommodating 5 or more units, or exceeding 0.15
hectares in size. In Bridgend, provision of 20% will be
sought on all residential development sites.

Transportation

= Policy PLAl1l requires all development to provide
appropriate levels of parking in accordance with
adopted car parking standards.

Protecting & Enhancing the Environment

= Policy ENV5 requires the provision of green infrastructure
through the protection and enhancement of existing
natural assets and the enhancement of new multi-
functional areas of green space.

= Policy ENV6 seeks to ensure that, wherever possible,
development proposals retain, enhance, conserve, or
restore natural features (e.g. woodland, trees,
hedgerows, etc) and where this is demonstrated not to
be possible, proposals should mitigate for any
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detrimental impact.

Policy ENV7 requires development proposals to
demonstrate that they would not result in an
unacceptable risk of harm to health, biodiversity, and /
or local amenity.

Policy ENV15 requires all development proposals to
include provision for the proper design, location, storage,
and management of waste generated by the
development.

Policy ENV17 seeks to encourage all major development
proposals to incorporate schemes which generate
energy from renewable and Ilow/zero carbon
technologies. If viable, all proposals of 10 dwellings or
more are expected to connect to district supply
networks for heat and energy.

Outdoor Recreation Facilities

Policy COM11 requires the provision, or the equivalent
value, of a satisfactory standard of outdoor recreation
space for all new housing developments. Good quality
outdoor recreation space should consist of a balance of
children’s play space, outdoor sports facilities and
accessible natural green space. Provision should be in
line with the standards set out in the LDP which are
based on the benchmark standards endorsed by the
Fields in Trust.

3.10. In addition, the following Supplementary Planning Guidance
is particularly relevant to the redevelopment of Phase 2:

SPG 7 (Trees)
SPG 8 (Residential Development)
SPG 13 (Affordable Housing)

SPG 16 (Educational Facilties and Residential
Development)

SPG 17 (Parking Standards)
SPG 19 (Biodiversity)
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4

4.1

4.2

4.3

4.4

4.5

4.6

4.7

Constraints, Opportunities & Technical Investigations

Preface

The constraints and opportunities presented by Phase 2, and
the way in which these are addressed, provide the key
influences on development potential. Understanding these
issues allows for a coherent set of development and design
parameters to be established which will facilitate the delivery
of a high quality development scheme.

In line with the context established by planning policy, and
considering the prevaiing market requirements and
development proposals for Phase 1, it is considered that
Phase 2 also offers greatest potential for residential
development.

The technical investigations undertaken to inform this
development brief are summarised in this document with
detailed reports provided in the technical marketing pack.
The technical work includes the following:

= protected trees;

= access and highway capacity;
= ecology;

= drainhage; and

= ground conditions.

The main headlines for each of these are summarised below,
together with the opportunities available to overcome any
technical constraints identified.

Protected Trees

The Ysgol Bryn Castell School site is subject to a Tree
Preservation Order (TPO) (copy included at Appendix D). In
this light, full consideration of the site’s landscape setting and
impact on the character and amenity value of the existing
trees will be required as part of any development proposal.

A ‘Pre-Development Tree Survey & Assessment’! of the whole
site, which includes Phase 1, has been undertaken by Tirlun
Design Associates to confirm the current arboricultural
situation. The results of this assessment are summarised
below.

A peripheral linear tree belt is located along the south
western boundary of the site adjacent Llangewydd Road.
There are also a number of trees located within the site, and

! Report Ref: TDA/1881/TS&A/RhC/05.12.

Phase 1
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4.8

4.9

4.10

411

4.12

these include large, mature, good quality specimens of
Beech and Elm mixed with smaller ornamental and native
trees.

These are protected by BCBC Tree Preservation Order No.3
(1954) (the trees are identified in the TPO as A78). The TPO
also covers two beech trees on the south western side of the
site which are considered likely to have been part of group
A79 under the TPO).

The tree survey and assessment identified and evaluated a
total of 49 individual trees, 11 tree groups and 2 woodlands
through the whole site (inclusive of Phase 1). These were
categorised in line with the British Standard for Trees in
Relation to Construction (BS 5827):2005.

The survey has identified three categories of trees within the
site which should be used as a basis to guide future
development at the site. These are identified on the Tree
Retention drawing (Ref TDA.1881.01) included in Appendix E.
The three categories are as follows:

= Category A - existing trees of high quality and value
whose retention is most desirable;

= Category B - existing trees of moderate quality and
value to be retained if scheme allows; and

= Category C - low quality and value trees which can be
removed.

= Category R - trees that required removal on health /
quality grounds.

Within Phase 2, the following where identified:

= 3 individual trees were identified as being Category A
(high quality and value);

= 9 individual trees, 1 group (Ref. G3), and 1 woodland
(Ref. W2) were identified as being Category B
(moderate quality and value);

= 10individual trees, 7 groups (Ref. G1, G2, G4, G5, G6, G7
& G8), and 1 woodland (Ref. W1) were identified as
being Category C (low quality and value); and

= 7 individual trees were identified as being Category R
(remove).

Following the survey, TDA prepared a ‘Tree Constraints Plan’2
to provide an accurate record of the above and below
ground development constraints from an arboricultural
perspective. The plan (included in Appendix F) identifies the
relevant root protection areas and shadow patterns of the
existing trees that need to be retained and how this will
influence the site’s future development.

2 Report Ref: TDA/1881/TCP/RhC/05.12
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4.13 The survey recognised that the woodland (Ref: W1) should
be retained if possible as landscape buffers within any future
redevelopment, and also identified the following individual
specimens which provided strong arboricultural features on
the site:

= T5 (Beech) and 718 (Cooper Beech) located close to the
site’s south western boundary; and

= T29 (EIm) located within the centre of the site.

4.14 Despite the recommendations of the Tree Survey to retain W1
if possible, the Elm trees located in the south-western corner
of the site adjacent to the Llangewydd Road cul-de-sac that
comprise part of W1, were defined as Category C trees (low
quality) and have since been felled due to their poor
structural condition.

4.15 The site contains a variety of species, both deciduous and
coniferous. Whilst a number of good quality specimens exist
and provide a strong arboricultural character to the site and
its surroundings, a large number of trees are considered to be
of poor quality (predominantly due to a lack of recent
management). Accordingly, there is scope for selective
removal of trees within the site as part of any development
proposals, and this should be undertaken alongside
appropriate replacement planting. Such an approach will
benefit the retained trees and subsequently improve the
arboricultural value of the site. This can be undertaken
sensitively to maintain the visual appearance of the site from
elsewhere within the town.

Access

4.16 A preliminary transportation and access appraisal was
undertaken. This did not identify any particular constraints to
development at the site. An overview of the current
highways situation is set out below.

4.17 The site is currently accessed via two access points on
Llangewydd Road which operate an in and out one-way
arrangement with standard priority junctions. There is a
further priority junction located further west than the two
junctions described above, however this access is fenced off
and is currently unused.

4.18 Existing pedestrian access is restricted to the vehicular access

points only, with no footways extending around the kerb line
of the junctions.

Existing Parking & Servicing Arrangements

4.19 Currently, the main car park at the site provides space for
approximately 58 cars with additional space for mini-buses to

August 2016 | gva.co.uk 17



Bridgend County Borough Council

Ysgol Bryn Castell Development & Planning Brief — Phase 2

4.20

4.21

4.22

4.23

4.24

4.25

4.26

4.27

set down and pick up school children also.

Servicing of the existing school buildings was undertaken via
a number of hard-standings located adjacent to the former
school buildings and accessed via the same internal access
road as the car park.

Local Highway Network

Within the vicinity of the school, Llangewydd Road is a
narrow 5m wide highway which accommodates two-way
traffic.

The plan below shows the highway network in the vicinity of
the school.

A 2m wide footway and street lighting is provided along the
southern side of the highway only. Double yellow lines are
located around the southern side of the highway within the
vicinity of the Westfield Avenue / school egress junction and
zigzag ‘school’ road markings are provided on both sides of
the highway within the vicinity of the school entrance.

There is an additional access point that is located further
west on Llangewydd Road, however this was used
infrequently by the school.

On-street car parking by residents of Llangewydd Road is
prevalent along the southern side of the highway only, which
effectively narrows the road to one lane only, with gaps in
between parked cars used as passing places.

Westfield Avenue is a narrow residential road which connects
to Park Street via St Leonard’s Road.

The St Leonard’s Road / Park Street junction has slightly

Llangewydd Road
(close to the existing school access)

St Leonard’s Road / Park Street
junction

Heol Y Nant
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4.28

4.29

4.30

4.31

4.32

4.33

4.34

impaired visibility splays for vehicles exiting on to Park Street
due to the location of residential boundary walls. When
measured on an OS plan the Vvisibility splays are
approximately 2.4m x 26m to the left and 2.4m x 34m to the
right. Manual for streets advises that the stopping sight
distance requirements at 30 mph are 2.4m x 43m.

Heol Y Nant is a residential distributor road with a footway
along the eastern side of the highway and a combined
footway / cycleway along the western side. The Heol Y Nant
/ Park Street junction has uncontrolled pedestrian crossing
facilities on the Heol Y Nant arm and the eastern Park Street
Arm, whilst a Toucan crossing is provided on the western arm.
The visibility requirements at this junction meet with guidance
contained with the Department for Transport document,
‘Manual for Streets’.

Park Street is one of the primary vehicular routes into
Bridgend Town Centre from the west. Although Park Street is
generally very wide, on-street parking does narrow the
highway in places, acting as a natural form of traffic
calming. Footways and street lighting are present on both
sides of the highway.

Base Traffic

To understand how the existing local highway network
operates, traffic surveys were commissioned in 2012, during
the weekday AM and PM peak periods, 07:00 to 10:00 and
15:30 to 18:30 respectively, at the Heol y Nant / Park Street
junction.

The observed AM and PM peak hour flows at the Park Street
junction are illustrated diagrammatically in Figure 2 of the
Access Appraisal, prepared by Vectos. The recorded peak
hours for this junction were 08:00 to 09:00 in the AM and 16:30
to 17:30 in the PM peak period.

The observed flows will inherently contain a number of school
trips.

Sustainability, Accessibility & Active Travel

The site is located within an existing residential area well-
served by a range of transport means.

It is well served by bus connections to local and regional
destinations. The nearest railway station is Bridgend Railway
Station, located in the town centre, approximately 1km walk
from the southern edge of the site, providing mainline rail
services to national and regional destinations such as
Swansea, Fishguard, Milford Haven, Cardiff, Manchester and
London. The National Cycle Network (Route 885) is
accessible via the town centre.
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4.35

4.36

4.37

4.38

4.39

4.40

441

Local pedestrian routes are provided as footways at the sides
of the local highways with street lighting provided along all
connections with the town centre.

The site is located within a prominent position with local
accessible amenities (e.g. schools, doctor’s surgery, post
office, local shops, etc) within a 5-10 minute walk. The plan in
Appendix G shows the 2km walking isochrone in relation to
the site.

Ecology

A Preliminary Ecological Appraisal (PEA)3 of the site was
commissioned independently by the Council and carried out
by Wildwood Ecology Ltd in September 2011. The survey
related specifically to the Phase 1 area of the site, but Phase
2 was also reported on.

The assessment comprised a desk study, a habitat field
survey, and a protected species field survey. Given the time
that has elapsed since this PEA was undertaken, a fresh PEA
was commissioned and undertaken by Wildwood Ecology
Ltd in August 20154,

No statutory nature conservation designated sites were
found within a 1km radius of the site, although four non-
statutory designated sites are located within 1km of the site;
the closest of which is the Cefn Glas Wood (Graig-y-
Casnewydd) SINC. However, it was considered that any
impact on these non-statutory sites was not likely to be
significant.

The assessment identified that the site comprised the
following habitats: scrub, scattered mixed trees, buildings,
amenity grassland, hardstanding and soft landscaping. The
habitats were identified as having the potential to support
reptiles, bats, hedgehogs and common nesting birds. One
on-site house (residence 3 - now demolished) and the north-
eastern courtyard (also now demolished) were considered to
have potential to support roosting bats, but in the case of the
trees, only the Copper Beech on the southern boundary has
potential.

Following the site survey, to inform the updated PEA, and
receipt of notice that the Council’s Prior Approval would not
be required for the demolition of the on-site school buildings,
a suite of bat surveys and a Method Statement®> were
prepared by Widwood Ecology Ltd to accompany an
application seeking a European Protected Species (EPS)
Licence from the Welsh Government prior to undertaking the

3 Report Reference WWE110806/R01 (6t September 2011)
4 Report Reference WWE151001 (16t October 2015)
5 Report Reference WWE150401.MS.1 (September 2015)
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4.42

4.43

4.44

demolition work. Given that a small number of bats were
found across the site, a mitigation and compensation
strategy has been developed for the site. Further detail of this
is discussed below.

The site was considered to offer no or negligible potential to
support badgers, amphibians, otters or dormice.

Overall, the ecological appraisal concluded that the site was
known to have bats roosting within one of the houses and
that there is potential for bats to be present in the north-
eastern courtyard. The site also has suitable habitat to
support reptiles, hedgehogs and nesting birds.

The main recommendations of the PEA were as follows:

Bats

= A suite of bat surveys were undertaken in 2015. These
identified various buildings within the site to have a
moderate — high potential to support roosting bats. As
such, it was considered necessary to prepare a scheme
of mitigation to account for the presence of individual
bats on the site.

= The scheme of mitigation is contained within the Method
Statement which was submitted in support of the
application seeking a EPS Licence from the Welsh
Government. The actions requiring a Derogation Licence
included the disturbance of bats and destruction of bat
roosts during demolition of the on-site former school
buildings. The Method Statement did not recommend
the retention of any on-site roosts following demolition
work. Instead the Derogation Licence agreed the
creation of new roosts in the form of 6 x permanent bat
boxes to be installed on suitable trees around the
perimeter of the site prior to the demolition works
commencing.

= In terms of post-development site safeguarding, the bat
boxes will need to be inspected internally by a licensed
bat ecologist in years 1 and 2 following any
development of the site and the developer will need to
liaise with Natural Resources Wales to define
improvements if required.

= In terms of redevelopment proposals, measures to
mitigate for further potential harm to bats may be
required and would be secured as part of any future
planning permission secured on the site by way of
planning condition. Such matters may include:
permanent bat roost features within any new buildings,
appropriate illumination of the site during and post
development, and the retention of boundary
vegetation.
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Common Reptiles

= The PEA concluded that the site comprises suitable
habitat that may support reptiles. This, coupled with the
findings of the reptile survey work carried out as part of
the planning application for the redevelopment of
Phase 1 which identified the presence of a single slow
worm, means that further consideration of reptiles and
appropriate mitigation may be required.

= Survey work should be carried out with respect to
common reptiles in order to establish likely
presence/absence (optimal survey months would be
April, May or September).

= |If reptiles are identified as being present, an appropriate
mitigation strategy will need to be formulated and
agreed with the Council’s ecologist.

Nesting Birds

=  Any works affecting trees and scrub within the site should
not be undertaken in the main bird nesting season
(March to August inclusive).

= Any works that must be undertaken during this period
should be preceded by a breeding bird survey to ensure
that no nesting birds are present.

4.45 Accordingly, and subject to appropriate mitigation, ecology
and nature conservation considerations should not
unacceptably constrain the future development of the site.
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Other Issues & Considerations: Ground Conditions
& Drainage

4.46 BCBC has undertaken its own services investigations for the
site. The conclusions are set out below.

=
n
@

Electricity

Water

Tele-
communications

Foul Drainage

Surface Water
Drainage

Flood Risk

Phase 2

Diversions likely to be necessary

125mm dia. polyethylene low pressure gas main in Llangewydd
Road.

4 inch diameter cast iron water main within carriageway.

Open Reach / BT has indicated cabling exists on or in adjacent
area. Generic comment made that contact should be made
with them as diversion anticipated.

6 inch diameter vitrified clay sewer leaving school site in
Llangewydd Road.

DCWW has confirmed that foul flows from the proposed
development can be accommodated within the public
sewerage system.

DCWW advise that flows should communicate with the foul
sewer located to the west of the proposed development.

After attenuation, the Nant Cefn Glas watercourse is the most
convenient location to discharge surface water flows from the
“school site”. This would be via an off-site surface water sewer.

Site lies within Zone A on the TAN 15 Development Advice Map.
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4.47

4.48

Ground Conditions

Integral Geotechnique was commissioned by the Council to
undertake a ground investigation of the site. This comprised
a brief desk-study, which was followed up by a small scale
site investigation to determine the shallow ground conditions
below the site.

The Site Investigation report (Ref: 10982/SI/12) is included
within the technical marketing pack for the site. Its principal
conclusions are summarised in the table below.

Topic Commentary

The site is situated on gently sloping ground,
dropping some 10m in elevation, from
Current site approximately 60mAOD in the western corner to
conditions approximately 50mAQOD in the eastern corner. At
the time of the investigation the site was not in use,
and was occupied by rough grass.

No historical uses of the site area have been
Site history and identified. The surrounding area is generally in
historical uses residential use, with a school situated immediately
to the south of the site area since the mid-1960s.

The site is underlain by the Jurassic rocks of the
Porthkerry Formation. These comprise thinly
interbedded limestones and mudstone or siltstone,

Geology, and typically weather into clays near the surface.
Hydrology and Jurassic limestone strata within the Bridgend area
Hydrogeology are known to contain solution features. There is no

risk from coal or other shallow mining hazards within
the site area. The River Ogmore is situated 230m to
the northeast of the site.

The ground conditions encountered generally
comprised a thickness of topsoil overlying medium
dense clayey slightly sandy COBBLES of limestone, or
firm or stiff light brown and grey silty sandy very
gravelly CLAY with occasional to frequent cobbles
of limestone. Very soft clay was encountered to a
maximum depth of 2.5mbgl in WS10. The
windowless sampling equipment was typically
refused on dense strata at depths ranging from 1.5
to 2.0mbgl.

The site is not considered to be contaminated land,
with no historical activities identified as occurring on
site that may have resulted in contamination, or any
made ground deposits encountered.

Ground conditions

Risk Assessment

Reinforced concrete strip/trench fill foundations
could be used across the site. These may require
over-deepening in areas of soft ground or near

Engineering existing trees. Suspended floor slabs will be required

Recommendations for the buildings, unless the structural make-up
beneath the slab is limited to less than 600mm.
Basic radon protective measures are required for
the site area.
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Drainage

4.49 The historic drainage arrangements at the site, for both foul
and surface water, have been investigated by Cambria
Consulting Ltd. This followed on from inquiries made by the
Council.

4.50 The initial assumption was that compensatory surface water
removal from the drainage system (which was expected to
be a combined system) could be used to create capacity
for foul discharge. However, following dialogue with Dwr
Cymru / Welsh Water (DCWW) and the Council it was
determined that the surface water drainage records for the
site were incomplete. A CCTV survey was commissioned to
provide clarity. This is enclosed within the Drainage Strategy
report.

Surface Water Drainage

451 Itis intended that surface water drainage will be discharged
in accordance with the Natural Resources Wales and
Building Regulation requirements, which require surface
water drainage to follow the SUDs hierarchy. The hierarchy list
is as follows:

e Soakaways (to be used wherever practicable)

e Discharge to watercourse (may be subject to limited
discharge rate)

e Discharge to sewer (where other forms of discharge
are not practicable)

452 Some limited soakaway potential is anticipated within the
site, however, the Jurassic limestone strata in the Bridgend
area are known to contain solution features. Any proposal to
utilise infiltration drainage will require a site specific
assessment report to ensure that appropriate separation
distances can be achieved.

453 Consultation with BCBC Coastal & Flood Management has
raised concerns regarding the use of soakaways in this
location because of their potential to exacerbate limestone
solution features. If soakaways are not feasible then a
discharge to the local watercourse would be the next
preferred means of surface water discharge. The nearest
recorded watercourse is the Nant Cefn Glas, approximately
200m to the west of the site. There is deemed to be a
historical right of connection at this point since an existing
piped connection exists serving the former use of the site.
Further detail is included within the Drainage Strategy that
has been prepared to accompany this Brief.
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454

4.55

4.56

4.57

Foul Water Drainage

Through consultation with DCWW it has been confirmed that
adopted foul water sewers exist in the vicinity of the site;
namely in Llangewydd Road.

DCWW has confirmed (by letter dated 39 December 2015 -
included at Appendix H) that the existing sewers have
sufficient capacity at the proposed point of connection, to
the west of the site, to deal with the anticipated foul
discharge flows from the site. This adopted foul sewer is at a
level such that a gravity connection from the site to the
sewer should be achievable from the majority of the future
development.

DCWW has also confirmed that there is sufficient capacity
within its existing sewer network and sewage treatment
infrastructure to be able to deal with the anticipated
discharge flows from this development.

A foul sewer serving Phase 1 of the overall development site
exists on the northern boundary of the site. The Drainage
Strategy concludes that this may be available to accept a
small portion of the site’s foul water flows if required, but this
will require approval from DCWW.
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5 Development Principles &
Parameters

Approach

5.1 The preceding appraisal of the site, its context, and its
constraints and opportunities, established the development
potential offered by the site. It is considered that phase 2 is
capable of accommodating the development of around
120-130 new houses (based on a development density of 35
dwellings per hectare).

Design Principles

5.2 To provide an element of confidence over how this can be
delivered (to both the Council and the future purchaser), the
appraisal has informed the evolution of a series of design
principles and parameters that together provide a framework
to guide the future development of the site.

5.3 All technical assessment work has assumed the site will be
developed for 120 - 130 residential dwellings.

Overarching Principles & Parameters

5.4 The following objectives should be central to the design brief
for any future development of the Phase 2 site:

Development Form - Scale, Layout, Height &
Density

= development within the site will comprise 120 - 130 new
homes;

= in line with development plan policy, the density is
expected to be 35 dwellings per hectare unless local
constraints or characteristics (e.g. site topography,
protected trees), or a lack of housing choice, dictate
otherwise;

= the site layout will reflect the character of the surrounding
residential areas and deliver amenity standards in line
with adopted guidance;

= recreation space wil be incorporated within the site
layout

= itis envisaged that the dwellings will comprise a mix of 2, 3
and 4 bedroom homes;

= defensible space / front gardens wil be provided to
create a pleasant street scene;

= off-street parking will be generally provided for all
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dwellings at a minimum ratio of one space per bedroom
up to a maximum of 3 spaces per dwelling with visitor
parking being provided at a rate of 1 space per 5 units, in
accordance with SPG 17.

Dwellings will be no more than 3 storeys in height.

Landscape Setting

an overall landscape and arboricultural strategy will need
to be prepared which seeks to maintain the quality and
future viability of the landscape setting and protected
trees on the site;

any arboricultural works will be selective, considered and
in line with the landscape and arboricultural strategy;

new tree planting will be provided along the site’s
eastern, western and southern boundaries (where
necessary) to preserve the amenity of existing residential
properties that share a boundary with the site and are
located on St John’s Road, St llityd’s Road, Llangewydd
Road and Cefn Coed, together with the amenity of
future occupiers of the development from St Mary’s
Primary School.

the south western boundary of the proposed
development site includes existing trees which form part
of A78 of BCBC Tree Preservation Order no. 3 (1954).
These trees have been surveyed as generally falling within
Category C (low quality and value), nevertheless there
may be potential for their retention. There are also some
Category A and B trees located along the site’s frontage
(particularly 18, T15, T18 & W2) which will require due
consideration in relation to the proposed access options,
which proposes widening works along Llangewydd Road
or involve the construction and continuation of the
Llangewydd spur road. As such, the location and method
of construction of new or improved highways should be
considered and developed to minimise the loss of existing
trees of moderate quality & value (Category B) and retain
all high quality & value (Category A) trees.

works undertaken to trees in connection with the
amended access arrangement wil need to be
undertaken in line with British Standard BS5837:2012 Trees
in Relation to Design, Demolition and Construction;

the new access will also need to allow sufficient room for
the future growth of better quality retained trees to
minimise possible future management issues;

development proposals should seek to incorporate
additional tree planting to improve the arboricultural
character of the site (this is in addition to any requirement
for suitable replacement trees to mitigate the loss of those
that may need to be removed to accommodate the
proposed access). Wherever possible, trees should be
native and in-keeping with the surrounding existing
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arboricultural character. Such trees should be
incorporated within areas of public open space to allow
for sufficient room for future growth and minimise possible
future management issues.

Open Space

Areas of open space should be provided on-site and
integrated into the residential layout. This should consist of
a combination of formal and informal children’s play
space and amenity space.

A central area incorporating an equipped children’s play
area is required and should be easily accessible to both
phases of development.

Details of the management and maintenance of open
spaces and landscape areas will need to be provided as
part of any planning submission. Developers are
encouraged to explore options for retaining ownership of
the land.

Accessibility & Movement

a new vehicular access, via an extension to the existing
dead-end section of Llangewydd Road into the south-
western corner of the site , is considered to be the most
appropriate form of access (this is illustrated in Appendix

1);

the access road into the site could take the form of a
realignment of Llangewydd Road, which connects with St
lIityd’s Road via an upgraded priority junction;

a low-height raised table with a surface treatment or
material choice that is different to the surrounding
highway will be required to emphasise this gateway and
traffic calming feature;

provision of a shared cycleway / footway along the
access road linking with the existing provision along Heol
Y Nant & Llangewydd Road;

right turn holding lane at Park Street / Heol Y Nant as
illustrated in Appendix J;

internal site roads will be provided in line with adopted
standards and the principles established in Manual for
Streets, this may potentially include shared surfaces and
traffic calming measures;

provision will be required for cycle and pedestrian
connectivity between Phase 1and Phase 2;

no vehicular connection wil be permitted between
Phase 1 and Phase 2;

turning head(s) for emergency and municipal vehicles will
be provided within the site.
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Drainage

= surface water drainage design will follow the SUDs
hierarchy and drainage by infiltration will be used
wherever possible;

= surface water that cannot be disposed of by infiltration
techniques will be discharged at an attenuated rate to
the existing BCBC drainage network;

= DCWW has confirmed that there is sufficient capacity in
the public sewerage system and that foul water flows
should communicate to the existing drainage network
located in Llangewydd Road, to the west of the site.

Biodiversity

= the six bat boxes installed on three TPOd trees (T15, 137 &
T49) located on the site will need to be maintained for a
minimum period of 5 years following the conclusion of the
demolition works (undertaken in January 2016);

= there is likely to be a requirement for permanent new
roosts to be installed within buildings to be provided on
the site;

= consideration should be given to positive wildlife
mitigation measures (e.g. the installation of bird nesting
boxes) in line with the Natural Environment and Rural
Communities Act (2006) at suitable locations within the
site (particularly in large trees around the perimeter of
development);

= further survey work to determine presence / absence of
common reptiles will be required prior to any
development. Such survey work will need to be
undertaken within the appropriate seasons (April, May
and September).;

= gaps wil need to be provided under boundary
fences/walls to allow hedgehog movement in and
around the local area;

= further survey work to determine the presence / absence
of nesting birds will be required if development is
proposed to take place during the bird breeding season
(1st March until 31st August).
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6

6.1

6.2

6.3

6.4

6.5

6.6

6.7

6.8

Planning Obligations

As part of the preparation of this development brief, detailed
discussions have been undertaken with various Council
Officers. Whilst the exact planning obligations package wiill
need to be negotiated at the time the application is made,
an indication of the contributions likely to be sought is set out
below to inform the disposal process.

Affordable Housing

Policy COM5 of the adopted LDP provides a target of 20%
provision of affordable housing within the Bridgend housing
market area. On site provision is generally preferred. However,
exceptionally, payment of a commuted sum may be
considered an acceptable alternative where it is considered
more capable of delivering the Council’s strategic objectives.

In this regard and with reference to this site, the affordable
housing contribution is likely to be off-site. Such a contribution
will need to be of equivalent value to the cost of what would
have been provided on-site and wil be calculated in
accordance with SPG13: Affordable Housing.

Education

The formula for calculating the number of school age children
generated per dweling (and the financial contribution
required) from residential schemes is set out in SPG16:
Educational Facilities & Residential Development.

The site lies within the catchment of Cefn Glas Infants /
Llangewydd Junior / Bryntirion Comprehensive schools. The site
is also located adjacent to St Mary’s Primary Catholic School.

At the time of preparing this brief, Bryntiion Comprehensive
School had sufficient capacity to accommodate the likely
number of school age children generated by a development
site of the size envisaged. However, there are now capacity
issues with all primary schools in the area and therefore
development proposals would trigger the need for a
contribution towards primary education facilities.

In light of this, and to account for future changes in capacity,
any section 106 legal agreement signed in connection with
the development of the site would need to include the
formula for calculating education contributions.

Public Open Space

Taking account of existing levels of provision, all new housing
developments are required to provide outdoor recreation
space based on a benchmark standard of 2.4 hectares / 1000
population in accordance with Policy COM11 of the adopted
LDP.
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6.9 Council data indicates that there is a deficit in children’s
playing space and outdoor sports provision in the Bridgend
Sub-area. As such, the following amount of open space
provision is required to ensure compliance with COM11.:

e A development of 130 dwellings would lead to an
estimated development population of 304 (130 x
2.34%),

e The total amount of outdoor recreation space required
is therefore 7,300mz2 (304 x 24m?2).

e This should consist of approx. 4,867m2 of Outdoor sport
space and 2,433mz2 of Children’s play space.

e The Children’s play space should be split to provide the
following:

Equipped play space = 760m?
Informal amenity space = 1673m?2

6.10 Bridgend Parks and Playing Fields Section has previously
confirmed a requirement for on-site children's play facilities to
serve the development of Phases 1 and 2 within the site. This
approach takes a more comprehensive view towards open
space provision which will ensure appropriate pedestrian
linkages to the facility from both phases.

6.11 The open space will be delivered as follows:

= From Phase 1, a financial contribution of £31,490 secured
through a section 106 agreement has been retained to
contribute to the cost of providing a children’s play facility
within Phase 2;

= Within Phase 2, public open space wil be provided to
serve the entire development, including the
aforementioned play facilities, to satisfy the LDP outdoor
recreation requirements set out in Policy COM11

= A financial contribution towards the provision of off-site
sports facilities.

= Maintenance - The Council expects developers to provide
sufficient evidence of arrangements demonstrating a 20
year maintenance plan for the recreation facilities
provided.

Transport Contributions

6.12 The precise nature of transport contributions, either physical
improvements or financial payments, will be determined by
the outcome of technical studies to assess the impact of the
scheme on the highway network and the nature of mitigation
works deemed necessary to make the proposals acceptable
in planning terms. The Council does not operate a formula
based approach to transport contributions. This will be
determined on submission of the application.

6.13 Based on the highways assessment undertaken in support of
this development brief, a series of highways works have been
identified as required in connection with development of
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Phase 2 as indicated below.

= the realignment and reconstruction of circa 100m of
carriageway along Llangewydd Rd to create the new site
access to the south western corner of the site. This will
incorporate an appropriate traffic calming scheme
(including a 20mph zone) and parking provision for existing
properties.

= a shared cycleway/footway along the new site access
which will continue along LLangewydd Road in a westerly
direction and to join with the existing provision on Heol Y
Nant.

= To provide a right turn holding lane at Heol Y Nant / Park
Street junction.
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Adopted Bridgend LDP: Policies of Relevance

(This list is not exhaustive and should only be used as an initial guide)

POLICY SP1 - Regeneration-Led Development

Development in the County Borough will be permitted where it provides the maximum benefits
to regeneration at a scale that reflects the role and function of settlements as set out in the
settlement hierarchy.

POLICY PLA1 - Settlement Hierarchy and Urban Management

Development will be permitted within settlement boundaries at a scale commensurate with the
role and function of settlements as set out in the hierarchy below:

Primary Key Settlement — Bridgend
Main Settlements

Local Service Settlements

Small Settlements

POLICY SP2 - Design and Sustainable Place Making

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

POLICY COM2 (7) — Residential Allocations outside the Strategic Regeneration Growth Areas

Ysgol Bryn Castell is allocated for residential development for an estimated 150 units

POLICY COM4 - Residential Density

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

POLICY COMS5 - Affordable Housing
Where a local need is demonstrated, the Council will expect an appropriate element of
affordable housing to be provided on sites capable of accommodating 5 or more dwellings or

exceeding 0.15 hectares in size.

The Council will seek 20% affordable housing in Bridgend.

January 2016 | gva.co.uk



Bridgend County Borough Council Ysgol Bryn Castell Development Brief — Phase 2

POLICY ENV5 - Green Infrastructure

Green infrastructure will be provided through the protection and enhancement of existing
natural assets and the creation of new multi-functional areas of green space. Green
infrastructure corridors will connect locations of natural heritage, green space, biodiversity or
other environmental interests. They will be safeguarded through:

1. Not permitting development that compromises their integrity and therefore that of the
overall green infrastructure framework;

2. Using developer contributions to facilitate improvements to their quality and robustness;

3. Investing in appropriate management, enhancement and restoration, and the creation
of new resources.

POLICY ENV6 — Nature Conservation
Proposals for development or redevelopment will be required to:

1. Inthe first instance, retain, conserve, restore and enhance wherever possible existing:
a) Woodland
b) Trees
c) Hedgerows
d) Wetlands
e) Watercourses
f)Ponds
g) Green Lanes/Wildlife Corridors
h) Geological Features
i) Other Natural Features or Habitats.

2. Where this is demonstrated not to be possible, suitable mitigation or compensatory
measures will be required to secure biodiversity including future management
programmes.

3. Avoid or overcome harm to nature conservation assets and/or species of wildlife which
may be either be resident, in-situ or which can be demonstrated to have frequented
habitats within the site on a migratory basis.

POLICY ENV7 — Natural Resources Protection and Public Health

Development proposals will only be permitted where it can be demonstrated that they would
not cause a new, or exacerbate an existing, unacceptable risk of harm to health, biodiversity
and/or local amenity.

POLICY ENV15 - Waste Management in New Development

All proposals for new built development should include provision for the proper design, location,
storage and management of waste generated by the development both during construction
and operation of the site.

POLICY ENV17 - Renewable Energy and Low/Zero Carbon Technology

The Council will encourage major development proposals to incorporate schemes which
generate energy from renewable and low/zero carbon technologies. These technologies
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include onshore wind, landfill gas, energy crops, energy from waste, anaerobic digestion,
sewage gas, hydropower, biomass, combined heat and power and buildings with integrated
renewable sources.

In achieving this, all development proposals of 10 or more residential dwellings or with a total
floorspace of 1,000sqg metres or more should, where viable, be able to connect to district supply
networks of heat and energy. In addition, energy assessments should be submitted with
applications to investigate incorporating on-site zero and low carbon equipment or connecting
to existing sources of renewable energy. Such investigations should also examine the potential
for heat and electricity generated by the development to power/fuel nearby receptive
buildings.

POLICY PLALl - Parking Standards

All development will be required to provide appropriate levels of parking. This should be in
accordance with adopted parking standards.
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Developer Services
PO Box 3146
Cardiff

CF30 OEH

Tel: +44 (0)800917 2652
Fax: +44 (0)2920 740472
E.mail: developer.services@dwrcymru.com

Gwasanaethau Datblygu
Blwch Post 3146
Caerdydd

CF30 OEH

Ffon: +44 (0)800 917 2652
Ffacs: +44 (0)2920 740472
E.bost: developer.services@dwrcymru.com

Welsh Water is owned by Glas Cymru —a ‘not-for-profit’ company.

Mr Ed Hoskins

Cambria Consulting

Cambria House

16 Plas St Pol de Leon

Penarth

Vale of Glamorgan

CF64 1TR
Date: 03/12/2015
Our Ref: PPA0001232

Dear Mr Hoskins

Grid Ref: $58985980258 289859 180258
Site: Llangewydd Rd Bridgend
Development: Ysgol Bryn Castell Phase 2

We refer to the pre-planning enquiry relating to the above site, and we can provide the following
comments in respect to the proposed development.

SEWERAGE

The foul flows only from the proposed development can be accommodated within the public sewerage
system. We advise that the flows should communicate with the public foul sewer located to the West of
the proposed development.

Should a planning application be submitted for this development we will seek to control these points of
communication via appropriate planning conditions and therefore recommend that any drainage layout
or strategy submitted as part of your application takes this into account.

However, should you wish for an alternative connection point to be considered please provide further
information to us in the form of a drainage strategy, preferably in advance of a planning application being
submitted.

We welcome correspondence in
Welsh and English

Rydym yn croesawu gohebiaeth yny
Gymraeg neu yn Saesneg

DWr Cymru Cyf, a limited company registered in
Wales no 2366777. Registered office: Pentwyn Road,
Nelson, Treharris, Mid Glamorgan CF46 6LY

DWr Cymru Cyf, cwmni cyfyngedig wedi’i gofrestru yng
Nghymru rhif 2366777. Swyddfa gofrestredig: Heol Pentwyn
Nelson, Treharris, Morgannwg Ganol CF46 6LY.

Mae DWr Cymru yn eiddo i Glas Cymru — cwmni ‘nid-er-elw’.



With reference to the surface water flows from the proposed development, you are required to fully
exhaust all technical options outlined under Sections 3.2 and 3.4 of Part H of the publication 'Building
Regulations 2000; Disposal should be made through the hierarchical approach, preferring infiltration and,
where infiltration is not possible, disposal to watercourses in liaison with the Land Drainage Authority
and/or Natural Resources Wales. Discharge of surface water to the public sewer is only to be made as a
last resort. Please refer to further detailed advice relating to surface water management included in our
attached Advice & Guidance note.

In addition, please note that no highway or land drainage run-off will be permitted to discharge directly
or indirectly into the public sewerage system.

The proposed development site is crossed by a 150mm public foul sewer with the approximate positions
being marked on the attached Statutory Public Sewer Record. Under the Water Industry Act 1991 Dwr
Cymru Welsh Water has rights of access to its apparatus at all times. No part of any building will be
permitted within 3 metres either side of the centreline of the 150mm public sewer.

Our strong recommendation is that your site layout takes into account the location of the assets crossing
the site and should be referred to in any master-planning exercises or site layout plans submitted as part
of any subsequent planning application. Further information regarding Asset Protection is provided in the
attached Advice & Guidance note.

You may need to apply to Dwr Cymru Welsh Water for any connection to the public sewer under Section
106 of the Water industry Act 1991. However, if the connection to the public sewer network is either via
a lateral drain (i.e. a drain which extends beyond the connecting property boundary) or via a new sewer
(i.e. serves more than one property), it is now a mandatory requirement to first enter into a Section 104
Adoption Agreement (Water Industry Act 1991). The design of the sewers and lateral drains must also
conform to the Welsh Ministers Standards for Foul Sewers and Lateral Drains, and conform with the
publication "Sewers for Adoption"- 7th Edition. Further information can be obtained via the Developer
Services pages of www.dwrcymru.com

You are also advised that some public sewers and lateral drains may not be recorded on our maps of
public sewers because they were originally privately owned and were transferred into public ownership
by nature of the Water Industry (Schemes for Adoption of Private Sewers) Regulations 2011. The
presence of such assets may affect the proposal. In order to assist you may contact Dwr Cymru Welsh
Water on 0800 085 3968 to establish the location and status of the apparatus in and around your site.
Please be mindful that under the Water Industry Act 1991 Dwr Cymru Welsh Water has rights of access to
its apparatus at all times.

We welcome correspondence in Rydym yn croesawu gohebiaeth yny
Welsh and English Gymraeg neu yn Saesneg

DWr Cymru Cyf, a limited company registered in DWr Cymru Cyf, cwmni cyfyngedig wedi’i gofrestru yng
Wales no 2366777. Registered office: Pentwyn Road, Nghymru rhif 2366777. Swyddfa gofrestredig: Heol Pentwyn

Welsh Water is owned by Glas Cymru —a "not-for-profit’ company. Nelson, Treharris, Mid Glamorgan CF46 6LY Nelson, Treharris, Morgannwg Ganol CF46 6LY.

Mae DWr Cymru yn eiddo i Glas Cymru — cwmni ‘nid-er-elw’.



SEWAGE TREATMENT

No problems are envisaged with the Waste Water Treatment Works for the treatment of domestic
discharges from this site.

WATER SUPPLY

A water supply can be made available to service this proposed development. Initial indications are that a
connection can be made from the 4 inch diameter watermain in Llangewydd Road location. The cost of
providing new on-site watermains can be calculated upon the receipt of detailed site layout plans which
should be sent to the above address.

We trust the above information is helpful. Our response is based on the information provided in your
enquiry and should the information change we reserve the right to make a new representation.

If you have any queries please contact Developer Services on 0800 917 2652 or via email at
developer.services@dwrcymru.com

Please quote our reference number in all communications and correspondence.

Yours faithfully,

Owain George
Lead Development Control Officer
Developer Services

Enc: Sewer Plan
Water Plan
Pre Planning Advice Note

Demands upon the water and sewerage systems change continually; consequently the information given above
should be regarded as reliable for a maximum period of 12 months from the date of this letter.

We welcome correspondence in Rydym yn croesawu gohebiaeth yny
Welsh and English Gymraeg neu yn Saesneg
DWr Cymru Cyf, a limited company registered in DWr Cymru Cyf, cwmni cyfyngedig wedi’i gofrestru yng
Welsh W d by Glas C , ‘ it Wales no 2366777. Registered office: Pentwyn Road, Nghymru rhif 2366777. Swyddfa gofrestredig: Heol Pentwyn
els ater is owned by Glas Cymru —a ‘not-for-profit’ company. Nelson, Treharris, Mid Glamorgan CF46 6LY Nelson, Treharris, Morgannwg Ganol CF46 6LY.

Mae DWr Cymru yn eiddo i Glas Cymru — cwmni ‘nid-er-elw’.
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