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1.

Introduction

1.1

Savills, on behalf of HD Ltd, have been instructed to make representations on the Bridgend
LDP in response to the Inspector’s Agenda with Matters and Issues Note published in relation
to LDP Hearing Session 5 and his questions posed to HD Ltd, the Council and other parties
accordingly.

1.2

The previous representations have not disputed the soundness of the LDP. The principle of
the allocation the Island Farm site is, and has previously been, supported. Rather, our
representations will demonstrate the deliverability of a mixed use scheme with science park,
rather than a strategic employment allocation.

1.3

Crucially, since previous representations have been made (of which form the basis to which
the Inspector has formulated his questions), planning permission has now been granted
for mixed use development. Therefore, this extant planning permission (and the quantum
and type of uses it allows) ought to be the key planning consideration when considering the
Island Farm site.

1.4

HD Ltd is extremely committed to the permitted scheme and is currently in discussions with a
number of potential occupiers – in order to progress with the delivery of the proposals. It
anticipated that HD Ltd will submit Reserved Matters applications and applications to
discharge the pre-commencement conditions in early 2013 and therefore bring the site
forward accordingly in the short term. HD Ltd has an excellent track record of delivering
development and is currently committed to a number of regeneration schemes in Bridgend
Town Centre. It is expected that this development in the town centre will continue to progress
alongside, and be complementary to development at Island Farm. Indeed, HD Ltd’s town
centre regeneration schemes have been in preparation of the Island Farm development.

1.5

In this context, and as suggested in previous representations, it is our request that that LDP
allocation and policy for the site mirrors the planning permission obtained. This is reflected in
the response to the questions raised below – notably within section 2.

2.

Allocation Status

Qn1a. Would HD Ltd provide details of the 2008 planning application including what part of the
allocation it does and does not cover and an update on progress towards completing the S106
agreement?
2.1

Following the completion of the Section 106 Agreement, planning permission was granted
for the ‘2008 planning application’ (reference P/08/1114/OUT) on 14 March 2012. The
decision notice is attached as Appendix A.

2.2

The permitted development is for ‘new development (mixed use – sport / leisure /
commercial / offices)’ comprising of:
·
·
·
·

a 15,000 seat main stadium
a 2,000 seat football stadium plus 2 additional football pitches
a 5,000 seat rugby union stadium plus 3 ancillary outdoor training pitches
an indoor tennis academy plus 10 outdoor courts
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·
·
·
·
·
·
·
·
·
·
·
·
·

an indoor 4G training pitch and sports hall offering a range of sports.
an indoor swimming pool (25m) within the Sports Centre
ancillary offices and uses
access road and signalised junction onto the A48 and secondary link onto
Technology Drive
a 16.7ha (41 acre) SINC area safeguarded for nature conservation
cycle paths and footway improvements on the A48
internal site footways and cycle paths
internal site access roads and parking for 2262 vehicles
a Green Bridge over the proposed access road linking the A48 to the development
a Park & Ride facility
associated hard and soft landscaping
diversion of the overhead power lines and towers between the west and east
boundaries
a 21,000sq m extension to the Science Park including internal access roads,
parking and associated landscaping

2.3

As defined in the Section 106, the proposed development is to be phased as follows:
PHASE 1(a) Main Site access junction off A48 and green bridge
PHASE 1(b) Internal spine road and associated junctions, linking A48 to B4265
PHASE 2(a) National Indoor Tennis Academy
PHASE 2(b) Football Stadium with a seated capacity of 2,000
PHASE 2(c) Rugby Union Stadium with a seated capacity of 5,000
PHASE 2(d) Sports Centre with a linked 4G indoor training/playing facility
PHASE 2(e) Main Sports Stadium with a seated capacity of 15,000
PHASE 3 Extension to the existing Science Park

2.4

Appendix B provides a plan showing the planning permission boundary, the proposed
allocation boundary and indicates the area of the site which is proposed for employment
development (the extension to the science park) on the approved Illustrative Masterplan (PJ
Lee Architect, Figure 5).

2.5

The approved Illustrative Masterplan is enclosed within Appendix C.

Qn1b. How likely is it that that sports / leisure / commercial development will be implemented in its
proposed form?
2.6

Following grant of planning permission, HD Ltd is in discussions with a number of potential
occupiers for the sports facilities and stadia. Once these occupiers are secured, HD Ltd
intend on submitting Reserved Matters applications and discharging conditions as per the
extant planning permission and the approved Illustrative Masterplan. The Illustrative
Masterplan is being treated as a fixed framework during discussions with occupiers and
there is no intention to significantly amend the type of uses or quantum of development
permitted.

2.7

It is noted that the Council have dismissed HD Ltd’s proposal to extend the settlement limits
and allocated the site under PLA3 on the basis that they wish to retain the Strategic
Employment allocation in the event that the mixed use development (the 2008 planning
permission) should not proceed. In light of the recent planning history, and HD Ltd’s real
commitment and intent to progress with the permitted development, this is an inappropriate
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position to adopt by the Council.

Qn1c. Does the Council’s apparent support for that proposal make the delivery of 11ha of high
technology business improbable?
2.8

Yes – to reflect the 2008 planning permission and approved Illustrative Masterplan, the
amount of high technology business floorspace at the site is very unlikely to exceed 6.56ha
(and therefore achieve the 11ha proposed in the LDP).

2.9

To reiterate comments made in our earlier representations, as it improbable that 11ha of
employment land will come forward on the site and therefore the allocation of the site under
Policy SP9 will not be delivered. The site will not deliver the amount of employment
development envisaged under Policy SP9 – not least because the 2008 planning permission
proposes 6.56ha of employment land. This is further justified by the plentiful supply of
employment land and premises across Bridgend County Borough.

2.10

The potential of high tech uses and high quality design and environmental standards
proposed for Island Farm is not disputed. It is the quantity, not quality, of employment
development which is not considered to merit recognition as a strategic employment site.
Rather, as referred to below, would be more appropriately allocated as a regeneration and
mixed use scheme under Policy PLA3.

Qu1d. What part of the site is controlled by the Council and by other landowners?
2.11

Appendix D provides a plan showing the parts of the site controlled by the Council and
other landowners (Merthyr Mawr Estates). Land assembly is underway and discussions are
ongoing with the Council in relation to HD Ltd’s access over / direct purchase of their land.

Qn1f. Would the whole site up to New Inn Road be included in that settlement boundary?
2.12

The LDP Proposals Map currently shows the settlement boundary in accordance with
Allocation SP9(2). It is considered that this should be amended to reflect the 2008 planning
permission which extends south to New Inn Road.

Qn1g. If the site were allocated as a PLA3 mixed use site, what would be the content of the mixed
use development including the amounts of housing, employment and other uses and how would that
be represented in the plan’s text?
2.13

It is proposed that an allocation under Policy PLA3, as a mixed use site, would reflect the
uses permitted under the 2008 planning permission. The proposed PLA3 allocation would
suitably fall within the ‘Bridgend Strategic Regeneration Growth Area’ and can be defined (in
terms of appropriate land uses) in Appendix 1 of the LDP.

2.14

Should the Inspector be minded to allocate Island Farm under Policy PLA3, the following
description is proposed to be included in Appendix 1:
A1.XX PLA3(20) Island Farm, Bridgend
Island Farm is a prestigious greenfield site in an accessible location along the A48,
adjacent to the Bridgend Science Park, 8km from junctions 35, 36 and 37 of the M4
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Motorway.
The site is the focus of a sports-led mixed use regeneration and benefits from planning
permission for mixed use – sport / leisure / commercial / offices. In accordance with the
planning permission, it is anticipated that the site will deliver sports stadia, an indoor tennis
centre, a sports centre, community uses, commercial uses, offices, a park and ride facility
and Site of Nature Conservation (SINC). When developed, a new access to the site will be
required off the A48. There is an opportunity for an extension to the neighbouring Science
Park.
Part of the site comprises of a former Prisoner of War camp, a listed building, which is to
be retained. There would be a requirement for high quality landscaping and architectural
design. There is a need to protect and enhance the existing biodiversity value of the site,
ensuring appropriate provision for, and protection of, existing wildlife in the area – and
therefore a 16.7ha SINC is to be safeguarded for nature conservation.
Qn1g. How is ‘early engagement’ to be defined (the LDP period commenced in 2006)? Why is the
change needed to make the plan sound?
2.15

3.

This point was made to highlight the need for early engagement between the Council (where
it has a land ownership interest) and other landowners. Where there are multiple
landowners, there can often be a risk of delays to delivery in order to overcome potential
landownership complications. Therefore, early engagement between landowners of
allocated regeneration schemes can often result in benefits to the delivery of development.

Road Access

Qn2a. Has the Council supported the road in the 2008 application to which the resident’s object?
3.1

Yes – Council Officers (including Bridgend CBC Highways Authority), following detailed
consideration of the proposals, recommended approval of the application, including all
proposed highways works, and this is reflected in Members’ decision to grant permission for
the application. The Section 106 Agreement between HD Ltd and BCBC includes the provision
of highway improvements and the funding of appropriate traffic management measures.

Qn2b. How does that affect any remaining SP9(2) land and the implementation of PLA8(5)?
3.2

There are no implications – the permitted highway improvements have been designed to
safely facilitate the traffic flows likely to be generated by a maximum capacity event at the
main stadium combined with associated background flows (as per the uses and quantum of
development proposed to be allocated under PLA8(5).

Qn2c. How would HD Ltd propose to provide access for their expanded allocation site?
3.3

4.

Access to the proposed expanded allocation site can be achieved in accordance with access
arrangements permitted by the 2008 planning permission.

Site of Importance for Nature Conservation

Qn3a. Would the Council please provide a plan which defines the extent of the SINC and how it
relates to the 25.95ha site allocation and the 11ha of employment land. Should the SINC be shown on
the Proposals Map?
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4.1

As the question suggests, the Council will be able to provide this information.

Qn3b. Should the allocation exclude the SINC land?
4.2

The Council and / or their statutory consultees (e.g. CCW) ought to be able to provide advice
on best practice in this respect.

4.3

However, is important for the Inspector to note that the provision of a SINC and a series of
measures to enhance the overall biodiversity of the site are considered a key part of the wider
development proposals. Moreover, as suggested above, there is an opportunity to provide
further description of sites allocated under PLA3 in Appendix 1 of the LDP. This can (and
should) provide information on the proposed SINC.

5.

Green Wedge

Qn4a. Has the subject land previously been the subject of any green wedge or other landscape
protection as none is shown on the 2005 UDP Proposals Map?
5.1

The Council will be able to provide the Inspector with an answer to this question.

Qn4b. What has happened to the Sand & Gravel Resource Safeguarding Area shown on the UDP
Proposals Map but not shown on the LDP Proposals Map?
5.2

The Council will be able to provide the Inspector with an answer to this question.

Qn4c. Should Merthyr Mawr be considered as a settlement and would it otherwise qualify for
separation by a Green Wedge?
5.3

The Council or the Island Farm Campaign for Action (who seek the Green Wedge
designation) will be able to provide the Inspector with an answer to this question.

Qn4d. If there is no Green Wedge (and if the site is not allocated for development and settlement
extension as proposed by HD Ltd) would other LDP policies and designations (including PLA1 and
ENV1) adequately control development in this location?
5.4

This question appears to be superfluous as planning permission has now been granted for a
mixed use development (the 2008 planning permission).
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Appendix A
Planning Application P/08/1114/OUT Decision Notice

Appendix B
Plan showing the Planning Permission Boundary (and Employment Area) and Allocation
Boundary at Island Farm (November 2012)

Appendix C
Approved Illustrative Masterplan for Island Farm

Appendix D
Ownership Boundaries

