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1 INTRODUCTION 
 
1.1 This report is prepared in response to the Swansea Tall Buildings Strategy Review 

Document (October 2015). CDN Planning, on behalf of our client Mr Garip Demirci 
request that Council consider the inclusion of an area of land, including a site owned 
by the client, into the ‘Consider Zone’ as identified in the Tall Building Zone Plan 
included in section 4.3 of the above mentioned document.  
 

1.2 The area of land proposed for inclusion is illustrated below in Map 1. The area 
bordered in red is the land that is proposed for inclusion in the Consider Zone. The 
land bordered in blue is the site owned by Mr Demerci.  
 

 
 

Map 1: Jockey Street Site Proposed for Inclusion in Consider Zone 
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2 THE PROPOSAL 
 
2.1 The site owned by the client is the former Canolfan Canoldre centre and associated 

carpark. The proposal for the site is currently being developed and includes a 15 
storey student residential building. Attached as Appendix A to this submission are the 
design details of the proposal for the site prepared for pre-application discussions 
with the Council. 

 
2.2 As part of this submission on the Swansea Tall Buildings Strategy Review we are 

requesting that a larger area be considered for incorporation into the ‘Consider Zone’ 
as illustrated above in Map 1.  The red bordered area would see the entire block 
bordered by Bethesda Street, John Street and Jockey Street included, along with the 
Trinity St David’s Business School and HM Revenue ad Customs Building (Ty Nant) 
to the south, incorporated into an extension of the ‘Consider Zone’.  

 
2.3 The reasons for the inclusion of a larger area are detailed in Section 5 of this report 

but from a planning perspective it is our opinion that a logical extension to the 
Consider Zone northwards, rather than proposing an individual change that would be 
disconnected from the overall Consider Zone, would be preferable. Secondly the 
extension would incorporate two existing tall buildings that are currently not included 
in the Consider Zone, the Trinity St David’s Business School and the Revenue and 
Customs office. Finally it would provide a degree of symmetry to the gateway to the 
city by train by complementing the Fresh Student Living Development on the eastern 
side of New Cut Road and also provide continuity with the proposed future tall 
building site at the Mariner Street Car Park.       

 
3 THE SITE AND ITS SURROUNDINGS 
 
3.1 The proposed area for inclusion measures approximately 1.5 ha and is bordered on 

the east by the main Swansea to London train line, on the south by the High Street 
Station plaza, on the north by Bethesda Street and on the west by High Street and 
John Street. The surrounding area at the north is predominantly residential with 
social and private housing, including some Victorian terraces and 4 storey modern 
apartment buildings. The southern end of the site is the station plaza which has a 
transport hub and run-down commercial character. The eastern boundary is the 
trainline at a higher level and some unmaintained grass verges and railway arches 
and underpasses. Photographs of the site are attached at Appendix B.  

 
3.2 The subject area has two existing tall buildings. The Trinity St David’s Business 

School which is six storeys in height and the Revenue and Customs Ty Nant building 
which is also six storeys high. When combined with the four high rise residential 
towers at Dyfatty the area does demonstrate a concentration of tall buildings as 
recognised in the Swansea Tall Buildings Strategy map, a section of which is 
reproduced here as Map 2 with existing tall buildings marked in green and the 
proposed tall building site marked in red. The proposed area for inclusion is shaded 
in green.  
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Map 2: Existing Tall Buildings in the Local Area 
 

3.3 It should be noted that the area benefits from very strong transport links being 
located approximately two minutes’ walk from Swansea High Street train station 
which provides mainline train services to London Paddington and also bus services 
to Swansea University, Singleton and Morriston Hospitals and neighbourhoods in the 
east and north of Swansea. The Trinity St David’s Buildings in Mount Pleasant and 
SA1 are also within easy walking distance.  

 
4 THE CHARACTER OF THE SURROUNDING AREA 
 
4.1 The character of the surrounding area is predominantly residential, with an academic 

element from the Trinity St David’s Building to the south. The presence of empty and 
underused buildings adjacent to and including the development site does detract 
from the positive contribution of the new residential schemes. The area suffers from a 
hard and unattractive eastern border with security fencing, the main train line, 
unmaintained green areas and a poorly lit and infrequently used underpass to New 
Cut Road. The proposed development on the Canolfan Canoldre site would reinforce 
the residential character and introduce an active street frontage in the form of a 
publicly accessible café and lobby that would increase pedestrian activity on the 
street and add vibrancy to the area.  

 
4.2 The area to the west of the site, beyond the new residential schemes, incorporates 

the northern section of High Street and the Dyfatty social housing estate. This area 
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has been blighted by crime and antisocial behaviour. A number of the buildings at 
this section of High Street are empty, including the listed landmark the Palace 
Theatre, on Prince of Wales Road.  

 
4.3 Unfortunately this upper section of High Street has been overlooked by efforts to 

regenerate the High Street and it is possible that many of the negative behaviours 
that blighted the southern end of High Street have been displaced to the North. A 
scheme to re-clad the high rise residential towers is being under taken by Council 
and the principles of Crime Prevention Through Environmental Design (CPTED) 
would definitely be a central consideration in the development of any scheme 
proposed in the area.   

 
4.4 The heights and types of buildings in the area range from traditional four storey 

Victorian buildings on High Street with retail uses at grounds floor, some post war 
two to three storey residential and retail developments, newer five and four storey 
social housing projects, listed buildings including Bethesda Chapel, the palace 
Theatre and a church now used a Cyrenians Community Centre. There are also the 
tall buildings including Dyfatty flats, Ty Nant and the Trinity St David’s Business 
School.  

 
4.5 Given the eclectic mix of building types, heights and fabric in the area it could not be 

argued that the area has a particular character or vernacular in its built environment 
but the overriding character of the area is run-down with high levels of vacancy and 
dereliction and the negative social behaviours that accompany these characteristics. 
Any opportunity to encourage development, increase pedestrian and residential 
activity and contribute to the public realm in that this area should be actively 
encouraged.  

 
 
5 CASE FOR THE APPELLANT IN RELATION TO PLANNING POLICY AND 

OTHER RELEVANT PLANNING CONSIDERATIONS 
 
5.1 The Swansea Tall Building Strategy states that its aim ‘is not to be site-specific, 

nor to establish appropriate building heights, but to identify areas of opportunity’. It 
also notes that the City Centre is where tall buildings are more physically and 
economically viable which would apply to the subject site.  

 
5.2 In examining the role of tall buildings in Swansea it is clear that, given the location of 

the proposed site, it would fulfil a number of the points mentioned in Section 2.2 of 
the Strategy Review including forming a landmark, contributing to a cluster of tall 
buildings, maximising density and offering a good sustainable travel location. 
Additionally tall building developments on the site would be a significant addition to 
the gateway into Swansea by train with the tall student residential developments on 
the eastern side of New Cut Road providing symmetry and combining to form an 
impressive approach. The approach by train is not included in the review document 
as one of the key approaches (p.15) but should be considered given the high number 
of visitors and commuters that arrive by train.    

 
5.3 The case for the inclusion of the subject site identified in Map 1 into the Consider 

Zone is based upon the evidence that tall building development at this location would 
be wholly consistent with the aims and objectives of the emerging policy on tall 
buildings and, in addition, would help to regenerate an area that has unfortunately, 
consistently slipped from the planning and regeneration net and is continuing to 
decline. The key points to support its inclusion are: 
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 The inclusion of the site would be an extension of the existing Consider Zone 
and would not constitute a ‘spot’ rezoning that would be unconnected to the 
existing Consider Zone and create fragmentation. It would be considered a 
logical extension northwards. 

 The area already includes two tall buildings that are referenced in the 
Council’s Tall Buildings Strategy Review document and a development site 
that presents an opportunity for a significant landmark building. The 
precedent for tall buildings over the majority of the area has already been 
set. 

 The area, when considered alongside the neighbouring Dyfatty flats and 
Alexandra House, forms the most legible cluster of tall buildings within the 
Swansea area, as noted in Map 2 and recognised as a positive attribute in 
the review document when compared with the clustering of tall buildings in 
Frankfurt. 

 The site comprises the western portion of what must be considered one of the 
‘key approaches’ to Swansea –via the main train line from London. The 
eastern side is flanked by a tall building, the student accommodation building 
on New Cut Road, and is all inside the Consider Zone. Development on the 
western edge would strengthen the symmetry and legibility of the approach 
to the city centre. 

 Development of the site would contribute to the gateway to the town from this 
northern approach. When considered with the plans for a tall gateway 
building at the Mariner Street Car Park it would add strength to this gateway 
vision.  

 It is referenced throughout the document the positive impacts a tall building 
can make. Clearly the design for each individual tall building must be 
assessed on its own merits but to provide the opportunity for the potential of 
a tall and impressive building in this area which would benefit significantly 
from the increased patronage and vibrancy of a development, would have 
significant socio-economic benefits for the community.  

  
5.4 The City Centre Strategic Framework Review document (Consultation Draft 

2015) is a framework to guide future development and enhance the city centre. 
The site proposed falls just outside the study area identified in the document 
which further proves that point made above that strategies and frameworks put in 
place to regenerate the High Street have continually failed to address the social 
environmental and economic issues at this northern end of High Street. The 
review document does however accept that: 

 
  ‘The cut off of the City Centre at Swansea Rail Station is an artificial construct, in 

reality this is the middle point of the High Street with significant activities and 
problems to the north. The tower blocks to the north of the rail station 
accommodate a significant amount of homes immediately adjacent to the city 
centre, whilst historic buildings such as St Matthews Church and the Palace 
Theatre are central to the evolution and history of Swansea’ 

 
 This admission in the document that the 2007 Strategic Framework ignored half 

the High Street supports the case for the inclusion of the subject site. The Review 
acknowledges the social problems experienced currently but also notes that the 
area has potential and that, as an extension of the High Street, it should be 
considered just as important. Therefore we can read the section of the document 
that relates to the High Street Priority Area and apply this to the upper part of the 
High Street and the subject site given that the cut off line is ‘artificially 
constructed’. 
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5.5 The Vision Theme for the area is ‘City Living, Working and Learning’ and the 

proposed use would be compatible with this. While the Mariner Street Car Park 
has been designated for a future tall building, and the existing tall buildings in the 
area are only briefly mentioned, this should not preclude the development of tall 
buildings elsewhere as the area is greatly in need of investment and 
development that is in line with the policy objectives should be encouraged.   

 
 
8      IMPACT ON THE PHYSICAL CHARACTER AND AMENITY OF THE LOCALITY 
 
8.1  As discussed in Sections 3 and 4 the character of the area can be described as 

an eclectic mix of residential, commercial and retail but with a strong theme of 
run-down, under-utilised and vacant sites and a worn social fabric. The area is in 
strong need of regeneration and so far has been overlooked by Council in its 
plans for the city centre.  

 
8.2 Residents in the immediate vicinity of the site, those with views and access from 

John Street and Jockey Street would be those most significantly impacted by any 
proposals for tall buildings on the Canolfan Canoldre site. The fact that there are 
existing tall buildings on the Ty Nant and Trinity St David’s site would result in no 
additional impact as the change for these sites would be policy based only. 

 
8.3 Should a tall building be approved for the Canolfan Canoldre site it would have the 

potential to significantly improve the physical character and residential amenity in 
the area. The site currently houses an empty youth centre (Canolfan Canoldre), 
two empty gym buildings and an underutilised Special Needs Youth Club at 
Friendship House. It is not clear if the Friendship House use continues, if it does it 
is clearly a worthwhile community facility and there would be an opportunity for a 
condition to be imposed for any new development to provide community facilities 
that may benefit its users. There is the potential for any redevelopment to provide 
multiple gains for the local community.  

 
8.4  Impacts such as view, micro-climate and contributions to CPTED would be 

submitted as part of a Design and Access Statement.         
 
9 COMPARISION WITH PROPOSED SITES INCLUDED IN THE CONSIDER ZONE 
 
9.1 Other sites included in the Consider Zone include a significant area of land 

flanking the eastern edge of the train line, all of the southern end of High Street 
and the eastern edge of Orchard Street and a large area including the Mariner 
Street car park as far back as Ebeneezer Street. It would be fair to argue that the 
site is a logical inclusion in the Consider Zone given its strategic location next to 
the train line and the existing presence of tall buildings covering approximately two 
thirds of the area.   

 
9.2 Compared with other sites proposed to be included in the Consider Zone it is our 

opinion that the subject site would be a stronger candidate that many that are 
already included given the points raised throughout this report.  

 
 
10 SUITABILITY FOR DEVELOPMENT 
 
10.1 The Trinity St David’s Site has recently been improved. The future of the Revenue 

and Customs office at Ty Nant is uncertain as some floors are advertised as vacant. 
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Occupying such a strategic location adjacent to the Rail Station Plaza it would be 
attractive to owners and investors for the site to have the future possibility of 
redevelopment on a taller scale.  

 
10.2 As Council is aware, the Canolfan Canoldre site has an investor and developer on 

board ready to construct a high quality 15 storey student residential tower 
contributing a landmark building to the gateway and serving to improve the local area 
whilst supporting the increasingly important education economy in the city. The 

inclusion of the site in the Consider Zone would ensure that any future proposal for a 
tall building on Mr Demirci's land would be assessed purely on its design merits and 
on its contribution to a revitalisation of a forgotten part of the City Centre. 

 
11 CONCLUSION 
 
11.1  Based on the points made in this report, Council should be in a position to support 

the inclusion of the subject site in the Consider Zone in the revised Tall Buildings 
Strategy. As detailed in Section 5 there are numerous arguments in favour of its 
inclusion including economic, social, environmental and policy based. In addition, the 
City Centre Strategic Framework Review acknowledges that the cut-off of the High 
Street and town centre at the station is an ‘artificial construct’ and should be 
addressed.  

 
   The inclusion of the site in the Consider Zone does not mean that a tall building 

would be permitted unconditionally and the usual stringent checks and assessment 
processes would still be administered but it would provide the site with a greater 
development potential and encourage investment and regeneration in an area of the 
City Centre which, to date, has been sorely overlooked by Council regeneration and 
planning policy.   

 

 

 


