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1.0 INTRODUCTION 

1.1 This Planning Statement has been prepared by CDN Planning (Wales) Ltd 

(CDN) on behalf of Garip Demerci (the applicant). It is submitted in support of 

a planning application for the construction of a 453 bed high rise purpose built 

student accommodation on land north of Jockey Street, Swansea. 

 

1.2 This report considers the prevailing planning policy framework relevant to this 

application. It also sets out overarching Welsh-wide policy insofar as it applies 

to this scheme.  

 

1.3 The report is intended to be read in union with the other documents forming 

the planning application, including the Design and Access Statement. It is 

structured as follows:- 

 

 Section 2: Summary of Site and Surroundings 

 Section 3: Summary of Development Proposed 

 Section 4: Planning History 

 Section 5: National Planning Policy 

 Section 6: Local Planning Policy 

 Section 7: Supplementary Planning Guidance 

 Section 8: Review of Technical Reports 

 Section 9: Concludes the Planning Statement  

 

1.4 Pre-Application Advice 

Garip Demerci has been the sole owner of land north of Jockey Street for 

several years. During his time as the landowner he has worked initially with 

Huw Griffiths architects and latterly with Boyes Rees architects to try and 

establish the land as an accepted site that is suitable to accommodate a high 

rise building. CDN were involved in 2016 with the submission of 

representations on behalf of Mr Demerci in respect of the Council’s recent 

review of its Tall Buildings Strategy to ensure that this site is recognised as 

being within an area which is acceptable for the submission of tall buildings. 

Whilst this submission and representation was being dealt with by the council 

the client along with Huw Griffiths architects proposed several different 

designs which were considered in full by both The City and County of 

Swansea through Pre-Application advice and meetings and also undergone a 

critical analysis through the representation and presentation of the scheme to 

the Design Commission for Wales (DCFW).  These processes provided 

invaluable input to ensure that the proposed scheme is well founded and is in 

fact viable from both a concept and human perspective and also a practical 

and viable standpoint whereby construction methods and bankability have 

been fully understood to ensure the project is taken forward and forms a 

project that will be built.  
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1.5 On the 3rd February 2017 an official Pre-Application letter was received 

concerning the necessary documents which were required as part of a full 

planning application. The resulting work which is necessary has been 

completed and has been submitted in line with this advice.  

 

1.6 All necessary consultants have provided information which forms part of this 

application. One area which has been covered in depth through the whole 

process is the financial viability of the scheme. This aspect has informed the 

principles of design and ensures that the resulting proposed proposal will 

come to fruition. 

 

1.7 Accordingly, a range of reports have now been prepared, and these are 

provided as part of the full planning application, namely:- 

 

 Design and Access Statement (CDN Planning) 

 Heritage Impact Assessment (Wessex Archaeology) 

 Flood Consequences Assessment (Earth Science Partnership) 

 Ecological Appraisal (Gould Ecology) 

 Transport Statement (Transport Planning Associates) 

 Agricultural Land Classification Report ( Reading Agricultural) 

 Air Quality Study (White Young Green) 

 Archaeology Study (Archaeology Wales) 

 Daylight and Sunlight Amenity Study (Rapelys) 

 Ground Investigation (Ground Investigation Wales) 

 Noise Report (Acoustics & Noise) 

 Transport Assessment (Acstro) 

 Verified Views (Preconstruct) 

 Drainage Report (Curtins) 

 Assessment of Landscape and Visual Effects (Crestwood 

Environmental) 

 

1.8 The application is also accompanied by a topographical survey (SESE Ltd.), 

full plans and drawings, a landscaping scheme (Crestwood) and a Statement 

of Community Involvement (Quatro).  
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2.0      Site and Surroundings 

2.1 The application site measures around 0.83 Acres of land located within the 

northern fringe of Swansea City Centre. The application site includes several 

access points that can be utilised by pedestrians and one main road link into 

and out of the site complex. There is no specific use which dominates the 

local landscape, with a host of different organisations, businesses and private 

housing being located in areas adjacent to the proposed site.  

 

2.2 The land slopes from north to south and west to east, these topographic 

features have informed the design and layout of the proposal and in some 

areas lead to the creation of useful and meaningful areas which take 

advantage of the sites layout. 

 

2.3 More detail about the site and its context are contained in the accompanying 

Design and Access Statement.  
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3.0 Proposed Development 

3.1 Located to the North of Swansea City Centre, the site is approximately 7 

minutes’ walk from Castle Gardens, Oxford Street and Wind Street and the 

main location for leisure activities including shops, restaurants, bars and 

clubs. The site is a perfect location for students who are reliant on sustainable 

modes of transport and who can contribute directly to the vibrancy and vitality 

of the City Centre Region. 

 

3.2 To the North of the site there are two buildings which bound the site, 

(Friendship house and Demarco’s Dance School). There is a bus only route 

which utilises the road in line with the most northern boundary of the site. The 

Eastern most boundary abuts underutilised land which is overgrown and 

unmanaged. The southern boundary borders Jockey Street, with the 

University of Wales Trinity St Davids Campus located directly across the 

street. To the west the site borders John Street and a large residential 

development. 

 

3.3 The scheme primarily includes a high quality purpose built student 

accommodation. The proposed building would be 12 storeys in total height 

and support 453 bedrooms consisting of 5 and 6 bedroom cluster flats with 

shared kitchens and studio apartments. The scheme also features; a 

reception, staff office, common room, laundrette, bin storage, bicycle storage 

(serving 214 bicycles), four car parking spaces (including two disabled), 

landscaping and open space within the grounds of the site. A commercial unit 

is also proposed within the building, and it is currently considered that a café 

would be the desired service as this would appeal greatly to students as a 

great working and social meeting area. Solar panels are also proposed for the 

roof of the accommodation, however further details are still being prepared. 

The building itself would consist of several heights, the tallest being the 12 

storeys on the Eastern boundary adjacent to the railway, with the shortest 

height being situated on the Western boundary with five storeys. This 

approach intends to break up the mass of the building and act as a gateway 

landmark for those arriving by train into Swansea Station. Further details 

regarding the design of the proposed development can be found in the Design 

and Access Statement. 
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4.0 Planning History & Justification 

4.1  The below planning history gives support for the use of the site for 

accommodation of differing uses. The site is currently vacant and secured by 

large fencing.  

 

4.2 The table below illustrates the planning history, in line with publicly available 

records for this specific site. 

 

Application 

Ref 

Decision 

Year 

Proposal Decision 

81/0651/11 1981 Retention of Existing Artificial Ski 

Slope + Extension of use to include 

use by general public. 

Approved 

83/0581/04 1983 Retention of Existing Artificial Ski 

Slope + Extension of use to include 

use by general public. 

Approved 

83/0654/01 1983 Short and long stay hostel 

accommodation for the single 

homeless 15 bedrooms, common 

lounge and dining room plus ancillary 

services. 

Approved 

91/1373 1991 Erection of 42 Flats (Outline). Approved 

92/1272  Erection of 43 No. One Bedroom Flats. Approved 

93/1402 1993 Erection of 43 Flats (Amended 

Scheme). 

Approved 

94/1329 1994 Details of landscaping persuant to 

condition (iii) of planning permission 

93/1402 Granted 19.1.1994 *reserved 

matters application). 

Approved 

2005/0367 2005 New pedestrian ramped access to 

entrance and exit doors (Council 

Development Regulation 3). 

Approved 

 

4.3  There has been a clear push towards purpose built student accommodation 

being the primary focus for Welsh planning authorities within recent times. 

The increase in purpose-built accommodation has been seen within all major 

Cities within Wales whilst at the same time Planning Authorities have become 

concerned about the numbers of students occupying dwelling houses and in 

many cases bringing about significant changes in the character and nature of 

the area. Most notably this is of major concern within the Uplands and Mount 

Pleasant areas of Swansea.  
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4.4 This proposal responds directly to this growing need to suitably accommodate 

an ever expanding number of students within Swansea whilst also protecting 

and nurturing long standing residential communities within Swansea.  

 

4.5 Further to this evident need for the fresh supply of purpose built 

accommodation, there also needs to be a consideration for the movement 

towards further expansion of the education outlets within Swansea. Most 

notably the expansion of Swansea University, the University of Wales Trinity 

St Davids and also the redevelopment of Swansea’s inner city, the High 

Street and proposed leisure facilities planned for the Plantasia site. 

 

4.6 These significant developments will further act as a draw to the city and 

ensure Swansea plays a significant role in the development of the next 

generation of academics and professionals within Wales. The development of 

the proposed scheme will provide excellent accommodation for students 

whilst also preserving communities within the surrounding local areas. 
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5.0 National Planning Policy Overview 

5.1 Within this section national planning policy will be analysed in detail to give 

support for the proposed development. National planning policy (Planning 

Policy Wales and The Wales Spatial Plan) is reviewed, alongside Technical 

Advice Notes (TANs) to justify the development. These documents and their 

associated details give clear justification and support for the proposed 

development regarding national planning policy. 

 

5.2 Planning Policy Wales 

 Planning Policy Wales (PPW) Edition 9 November 2016 forms the primary 

document which has been produced specifically relating to planning within 

Wales. This Government document sets the context and background 

justification for Local Planning Authorities to reference, whilst preparing their 

local development plans. Within this document there are key areas which 

relate directly to the provision of housing and the ways in which local 

authorities should act when given proposals of the nature that is hereby 

proposed. 

 

5.3 PPW Chapter 4 Planning for sustainability 

5.3.1 Paragraph 4.2.2 states “The planning system provides for a presumption in 

favour of sustainable development to ensure that social, economic and 

environmental issues are balanced and integrated, at the same time.” The 

proposed development is fully sustainable and has net benefits from a social, 

economic and environmental perspective. The development is therefore fully 

supported by the notion of sustainable development and this shall be 

explained further in the following paragraphs. 

   

5.3.2 One key part of Welsh policy is trying to minimise human impact on the 

environment by protecting and conserving greenspace, reducing reliance on 

polluting and unsustainable technologies, incorporate sustainable design and 

infrastructure to ensure a better Wales for future generations. As part of this 

‘there is a presumption in favour of proposals in accordance with the key 

principles (see 4.3).” These key principles are outlined and then addressed 

below. 

 

5.3.3 Paragraph 4.3.1 states that “The Well-being of Future Generations (Wales) 

Act establishes a ‘sustainable development principle’ which means that a 

defined public body must act in a manner which seeks to ensure that the 

needs of the present are met without compromising the ability of future 

generations to meet their own needs. In order to achieve this principle we 

expect all those involved in the planning system to adhere to: 

 

 “putting people, and their quality of life now and in the future, at the 

centre of decision-making; 
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 engagement and involvement, ensuring that everyone has the chance 

to obtain information, see how decisions are made and take part in 

decision-making; 

 taking a long term perspective to safeguard the interests of future 

generations, whilst at the same time meeting needs of people today; 

 respect for environmental limits, so that resources are not irrecoverably 

depleted or the environment irreversibly damaged. This means, for 

example, mitigating climate change, protecting and enhancing 

biodiversity, minimising harmful emissions, and promoting sustainable 

use of natural resources; 

 tackling climate change by reducing the greenhouse gas emissions 

that cause climate change and ensuring that places are resilient to the 

consequences of climate change; 

 applying the precautionary principle. Cost-effective measures to 

prevent possibly serious environmental damage should not be 

postponed just because of scientific uncertainty about how serious the 

risk is; 

 using scientific knowledge to aid decision-making, and trying to work 

out in advance what knowledge will be needed so that appropriate 

research can be undertaken; 

 while preventing pollution as far as possible, ensuring that the polluter 

pays for damage resulting from pollution. In general the Welsh 

Government will seek to ensure that costs are met by those whose 

actions incur them; 

 applying the proximity principle, especially in managing waste and 

pollution. This means solving problems locally rather than passing 

them on to other places or to future generations; 

 taking account of the full range of costs and benefits over the lifetime of 

a development, including those which cannot be easily valued in 

money terms when making plans and decisions and taking account of 

timing, risks and uncertainties. This also includes recognition of the 

climate a development is likely to experience over its intended lifetime; 

and 

 working in collaboration with others to ensure that information and 

knowledge is shared to deliver outcomes with wider benefits.” 

 

5.3.4 The proposed development will enhance the quality of life of the student 

occupiers, as the accommodation will enable them to engage effectively with 

their peers within a quality and safe work/home environment that is in close 

proximity to the city centre and local transportation, services and other 

amenities. 
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5.3.5 When assessing the proposal through long term aims, the provision of 

purpose built student accommodation, is lacking within the Swansea area. 

This proposal has been designed with the intention of being commercially 

viable in contrast to other projects which have failed when placed against a 

financial viability scale. There is a clear need, therefore, for any developer to 

establish quality student accommodation which will benefit future generations, 

whilst also making the development finically viable. 

 

5.3.6 The development respects environmental limits as it proposed to efficiently 

utilise resources by selecting a brownfield site. The large demand for student 

accommodation cannot be ignored, thus allocating a redundant space within 

the city centre is not only sustainable through its service and transport 

delivery, but will create a high density residential accommodation. This 

proposed high rise 453 bed development is located within a fully sustainable 

location. These features benefit the environment as a result of future 

occupiers not needing to rely on private vehicles as their primary mode of 

transportation.  Future residents will, therefore, lead sustainable lifestyles 

through the ability to walk to a plethora of local amenities. 

 

5.3.7 The provision of an intensive form of housing reduces the overall area which 

will be required to be heated when comparing the needs of a typical student 

terrace house consist of traditional construction methods, lacking the 

insulating design that most modern buildings now employ. This means that 

the concept of placing many students within a building which is purpose built 

and built to a very high standard will have a net benefit on the environment 

through the reduction in energy consumption. This method of accommodation 

is very beneficial, therefore, from a climate change perspective. 

 

5.3.8 When assessing the proposed development against the potential cost and 

benefits it is clear that the overall benefits far outweigh the potential costs in 

this case. The site is within a fully sustainable location and the built form will 

enhance the local area through the construction of an aesthetically pleasing 

building, the benefits will stem from the building and having significant positive 

effects on local businesses and the city centre as a whole through the 

placement of a consumer group directly into the heart of Swansea. 

 

5.3.9 4.7.5 Planning authorities should reassess development sites which are highly 

accessible to non-car modes and allocate them for travel intensive uses such 

as offices, shopping, leisure, hospitals and housing of sufficient density to fully 

utilise their accessibility potential. 

 

5.3.10 The proposed site is suitably located to accept high density living because of 

its sustainable location near the City centre and major transport links, 

including Swansea Railway and Swansea’s central bus terminal. The use of 
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this site for the proposed purpose is fully in line with the aspirations of Welsh 

Government to utilise sustainable locations for high density housing and 

offices, to ensure that sustainable modes of transport can be promoted and 

adopted through convenience of the end consumer. We believe this project 

fits perfectly into this concept, thus having a net benefit on the environment. 

 

5.3.11 The proposed development will also fit in with A PROSPEROUS WALES. The 

adoption of a high rise high density development lends itself to the notion of 

resource efficiency by utilising a relatively low land take (footprint of land) to 

accommodate a large number of residents, increasing the land value 

considerably. The construction methods and resource efficient design also 

further ensure that the building will be of a high standard of efficiency in terms 

of energy consumption. 

 

5.3.12 The development will conform to the notions set out under A RESILIANT 

WALES, whereby the planning system should ensure that proposals:- 

“Contribute to the protection and improvement of the environment, so as to 

improve the quality of life, and protect local and global ecosystems. In 

particular, planning should seek to ensure that development does not produce 

irreversible harmful effects on the natural environment and support measures 

that allow the natural heritage to adapt to the effects of climate change.” 

 

5.3.13 This purpose built student accommodation will have minimal impact on the 

environment through its overall footprint, improve the current undesirable 

brownfield site into a significant residential style development site which will 

promote suitable living. We believe that this project will contribute to the 

protection and improvement of the local environment both physically and 

socially and play an invaluable part in providing quality accommodation for the 

growing number of students residing in Swansea. 

 

5.3.14 A HEALTHIER WALES sets the background for the proposed development. 

The development will embed itself within this core component through its 

ability to improve the health and well-being of the students who choose to 

reside within the building. The exceptional design means that quality space for 

residing, leisure and socialising have been incorporated into the buildings 

fabric. A detailed understanding of the aspirations and needs of students has 

allowed the architects to tailor the design of the building fit with the ‘student’ 

lifestyle. 

 

5.3.15 The proposal and its close proximity to a plethora of quality amenities allows it 

to be fully justified and supported when viewed against the ideas set out 

under A WALES OF COHESIVE COMMUNITIES. The development will 

promote sustainable living and therefore minimise the demand for travel 

‘especially by car’. The fully sustainable location is therefore a perfect 
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opportunity to allow development that complements this idea. Furthermore the 

design of the building provides quality living accommodation, will improve the 

immediate area through landscaping, resurfacing and the creation of a safer 

environment. The benefits will further reach outwards from the site through 

the creation of a more desirable location within the City of Swansea 

 

5.3.16 The Sustainable Settlement Strategy outlines many of the key areas which 

need to be considered by local planning authorities as part of their decision 

making process.  We believe that the aforementioned material fully explains 

how the proposed development can be viewed as fitting in with ALL of the 

following points which have been raised within the PPW document. 

 

5.3.17 Paragraph 4.9.1 states “Previously developed (or brownfield) land (see Figure 

4.4) should, wherever possible, be used in preference to greenfield sites.”  

The proposal is the reuse of a brownfield site and is therefore supported. 

 

5.3.18 Paragraph 4.9.2 states many previously developed sites in built-up areas may 

be considered suitable for development because their re-use will promote 

sustainability objectives. This includes sites: 

 

 “in and around existing settlements where there is vacant or under-used 

land, commercial property or housing; 

 in suburban areas close to public transport nodes which might support 

more intensive use for housing or mixed use; 

 which secure land for urban extensions, and;  

 which facilitate the regeneration of existing communities.” 

 

5.3.19 It is suggested that the proposal in this case is fully in accordance with the 

statement outlined under paragraph 4.11.1. 

 

‘Design is taken to mean the relationship between all elements of the natural 

and built environment. To create sustainable development, design must go 

beyond aesthetics and include the social, environmental and economic 

aspects of the development, including its construction, operation and 

management, and its relationship to its surroundings’. 

 

5.3.20 We believe that the above information responds directly to the available 

Planning Policy Wales document and evidently demonstrates that the 

proposal is justified when viewed alongside the most recent Planning Policy 

Wales Edition 9 (November 2016) Chapter 4. This application fully accords 

with the objectives set out and is a proposal that embodies ‘Planning for 

Sustainability’ and has addressed the framework below. 
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5.4  Planning Policy Wales Chapter 8: Transport 

5.4.1 Regarding transport related policies it places the sustainability of development 

at the heart of the decision making process (pp 4.7.4) and requires that new 

development proposals minimise the need to travel and increase accessibility 

by modes other than the private car. It requires that major generators of travel 

demand be located within existing urban areas that are well served by public 

transport, or can be reached by walking or cycling.   

 

5.4.2 The principles discussed above are repeated again in PPW’s Chapter 8, 

which deals specifically with Transport issues.  In 8.1.4 it reinforces the Welsh 

Government’s objectives for transport through: reducing the need to travel, 

especially by private car, by locating development where there is good access 

by public transport, walking and cycling;  

 

 locating development near other related uses to encourage multi-

purpose trips and reduce the length of journeys;  

 improving accessibility by walking, cycling and public transport;  

 ensuring that transport is accessible to all, taking into account the needs 

of disabled and other less mobile people;  

 promoting walking and cycling;  

 supporting the provision of high quality public transport;  

 supporting traffic management measures;  

 promoting sustainable transport options for freight and commerce;  

 supporting sustainable travel options in rural areas;  

 supporting necessary infrastructure improvements; and  
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ensuring that, as far as possible, transport infrastructure does not contribute to land 

take, urban sprawl or neighbourhood severance.  

 

5.4.3 Regarding plan making and development control, it advises (8.7.1) that the 

following issues should be taken into account:  

 the impacts of the proposed development on travel demand;  

 the level and nature of public transport provision;  

 accessibility by a range of different transport modes;  

 the willingness of a developer to promote travel by public transport, 

walking or cycling, or to provide infrastructure or measures to manage 

traffic  

 the environmental impact of both transport infrastructure and the traffic 

generated; and 

 the effects on the safety and convenience of other users. 

 

5.4.4 PPW also requires that the proposed access to a development should reflect 

the likely travel patterns involved. It should ensure that people can reach the 

development, as far as practicable, by walking, cycling and through public 

transport, as well as by car (pp 8.7.3). 

 

5.4.5 To avoid repeating the justifications in other submitted documents, please see 

the detailed analysis of proposed scheme and site location in the Transport 

Assessment dated April 2017, which was submitted with this planning 

application. 

 

5.5 Planning Policy Wales Chapter 9: Housing  

5.5.1 Chapter 9 of PPW offers a framework for national planning policy, with the 

ultimate aim to: 

 “provide more housing of the right type and offer more choice; 

 improve homes and communities, including the energy efficiency of 

new and existing homes; and 

 improve housing-related services and support, particularly for 

vulnerable people and people from minority groups.”  

 

5.5.2 The Welsh Government will seek to ensure that:  

 “previously developed land (see definition at Figure 4.4) is used in 

preference to greenfield sites;  

 new housing and residential environments are well designed2, meeting 

national standards for the sustainability of new homes and making a 

significant contribution to promoting community regeneration and 

improving the quality of life; and that  

 the overall result of new housing development in villages, towns or 

edge of settlement is a mix of affordable and market housing that 
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retains and, where practical, enhances important landscape and 

wildlife features in the development.” 

 

5.5.3 We suggest that the proposed development is in line with all the above 

objectives and is therefore fully supported. 

 

5.6  Technical Advice Notes 

5.6.1 Technical Advice Notes (TANS) should be read in conjunction with Planning 

Policy Wales (PPW) documents which set out the land use planning policies 

of the Welsh Government. PPW, TANs and Circulars should be taken into 

account by local planning authorities in the preparation of development plans. 

They may be material to decisions on individual planning applications 

and will be taken into account by the Welsh Government and Planning 

Inspectors in the determination of called-in planning applications and appeals. 

 

5.7 TAN 12: Design 

5.7.1 Technical Advice Note 12, which was updated in March 2016 was created for 

the sole purpose to: ‘Equip all those involved in the design of development 

with advice on how ‘Promoting sustainability through good design’ and 

‘Planning for sustainable building’ may be facilitated through the planning 

system.’ 

 

5.7.2 The application stages have included representation to the council indicating 

the initial concepts to ensure that a ‘tall building’ would be considered 

acceptable. This then led to design proposals being shown to the Council, 

Design Commission for Wales and consultation with expert advisors who 

could tailor and influence the design to ensure it was feasible. Ideas of 

environmental sustainability, character, and innovative design have played a 

key part in the development of the proposal. The effects of the scheme have 

been fully considered, whereby design has considered the potential impacts 

on the future occupants as well as the wider community. Each aspect has 

been considered and addressed in detail. Access has been fully addressed 

and with inclusive solutions being advocated to allow the design to fit in with 

the needs of all future occupiers.  

 

5.7.3 The design process has meant that the legibility and cohesion of the proposal 

with surrounding buildings has been examined and rigorously challenged. 

This has led to design compromises to ensure the proposed building will be 

appropriate within the townscape and respect the amenity of those 

neighbouring the site boundary. The adaptability of the building has been 

rigorously tested through both investigation of specialist consultants and 

through the Design Commission for Wales. This process led to the 

development of a scheme that would be bankable and attractive to potential 

investors. This aspect of design has led to significant construction ‘type’ 
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decisions being made relating to the methods that will be used for the physical 

engineering and assembly. There has been thorough community consultation 

through both the statutory Pre-Application Consultation phase and through 

due diligence. The concepts and ideas have remained the same, however, 

the project and its design have altered to ensure that the proposal that has 

been taken forward for submission is appropriate and acceptable. 

 

5.7.4 Paragraph 5.7.3 of PPW states: ‘Evidence shows that careful integration of 

compatible mixed uses can help urban areas become more competitive, 

viable and sustainable. In design terms, a mix of uses adds diversity to the 

townscape and the activity generated adds vitality. Good design and 

construction techniques are essential to ensure that practical issues such as 

noise abatement and privacy are addressed but also to ensure that mixed 

uses relate well to one another physically and offer opportunities for visual 

interest and originality’. 

 

5.7.5 The proposal will regenerate an area of the city centre which has recently 

been in decline. The input of a well-designed high rise building in this location 

will offer a practical solution and ensure that new opportunities are created to 

provide an aesthetically pleasing development that also offers a safe and 

attractive location for students to reside. We believe the overall impact will 

have far reaching consequences for local businesses and not only regenerate 

the area, but have positive impacts  on the town centre an create a safer 

access route for students residing within St Davids Fresh Student Living 

across the A483.  

 

5.7.6 There is a clear need for housing to be considered and appropriate in terms of 

scale depending on its specific location. (5.11.2) states that housing design 

should aim to: 

 

 “create places with the needs of people in mind, which are distinctive 

and respect local character;  

 promote layouts and design features which encourage community 

safety and accessibility;  

 focus on the quality of the places and living environments for 

pedestrians rather than the movement and parking of vehicles;  

 avoid inflexible planning standards and encourage layouts which 

manage vehicle speeds through the geometry of the road and building; 

 promote environmental sustainability features, such as energy 

efficiency, in new housing and make clear specific commitments to 

carbon reductions and/or sustainable building standards;  

 secure the most efficient use of land including appropriate densities;  

 consider and balance potential conflicts between these criteria.” 
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5.7.7 The proposal has been developed with the above considerations in mind and 

through continuous improvement of design, the proposal is viable. 

 

5.8 TAN 18 Transport 

5.8.1 Planning Policy Wales Technical Advice Note 18 (TAN18) details the Welsh 

Government’s policies regarding transportation and repeats the general 

principles advocated in PPW that development is encouraged in sustainable, 

accessible, locations that will reduce the need to travel by car. The aim is to 

promote an efficient and sustainable transport system and to counter the 

negative impacts associated with road traffic growth, for example increased 

air pollution and congestion (2.1).  It sees the integration of transport and land 

use planning as key (2.3) in achieving the Welsh Governments’ sustainable 

development policy objectives by:  

 promoting travel efficient settlement patterns;  

 ensuring new development is located where there is good access by 

public transport, walking and cycling thereby minimising the need for 

travel and fostering social inclusion;  

 managing parking provision;  

 ensuring that new development includes appropriate provision for 

pedestrians, cycling, public transport, and traffic management and 

parking/servicing;  

 encouraging the location of development near other related uses to 

encourage multi-purpose trips; and  

 ensuring that transport infrastructure necessary to serve new 

development allows existing transport networks to continue to perform 

their identified functions.  

 

5.8.2 The needs of walkers and cyclists must be taken into consideration and the 

use of these most sustainable forms of transport encouraged in all 

developments (TAN18 Chapter 6).  Similarly all development should be 

accessible by public transport (Chapter 7).  

 

5.8.3 As previously stated in this report, the site location is highly accessible 

through walking and cycling modes, further it is accessible for private cars and 

situated very closely to public transport services such as the central train 

station and but terminal. The scheme incorporates a 214 capacity bicycle 

storage and provides four car parking spaces to encourage a transportation 

modal shift away from cars. It is recognised that parking spaces will be 

required for some students who will be dropped or picked up at the end and 

beginning of the year. Further, it may be difficult for less abled students to 

effectively commute long distance via public transport during the start and end 
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of each term, thus the disabled spaces will make it easier for such occupants 

to be dropped off by their parent or guardian. 

 

5.9 TAN 23 Economic Development 

5.9.1 Planning Policy Wales (PPW) defines economic development broadly so that 

it can include any form of development that generates wealth, jobs and 

income. In this way the guidance document has been created to provide 

further information regarding how different proposals should be assessed and 

given weight. TAN 23 specifically concentrates on the economic benefits of 

development.  

 

5.9.2 1.3.1 Market forces do not respect local authority boundaries and the planning 

system should steer development to the most efficient and sustainable 

locations. 

 

5.9.3 The proposed development was initially placed forward for inclusion within the 

area of acceptance for tall buildings. This representation was accepted and 

the area included. This shows that the site has already been considered as an 

area which utilises a sustainable location and is acceptable in terms of siting. 

 

5.9.4 Section 2.1 para 2.1.1 states; ‘Planning should positively and imaginatively 

seek such ‘win-win’ outcomes, where development contributes to all 

dimensions of sustainability’. 

 

5.9.5 We believe the siting and location in this case allows for this win-win scenario 

to be realised. There is a real demand for student housing within Swansea 

and this proposal represents a significant investment and additional provision 

to the number of dedicated rooms for the growing student population within 

the City. 

 

5.9.6 2.1.6 Alternatives: if the land is not made available (the site is not allocated, or 

the application is refused), is it likely that the demand could be met on a site 

where development would cause less harm, and if so where? 
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6.0 Local Planning Policy Overview 

6.1 Under Section 38 (6) of the Planning and Compulsory Purchase Act 2004, the 

local development plan that will be used to assess the proposed development 

is The City and County of Swansea Unitary Development Plan which was 

adopted in November 2008. Firstly the strategic policies will be assessed 

against the proposed development, then the general policies. The UDP 

Policies considered relevant to this application are listed below: 

 

 Policy SP1 Creating a Quality Environment 

 Policy SP14  Improving Accessibility 

 Policy EV1  Design 

 Policy EV2 Siting and Location 

 Policy EV3 Accessibility  

 Policy EV4 Public Realm 

 Policy EV38 Contaminated Land 

 Policy EV33 Sewage Disposal 

 Policy EV35 Surface Water Runoff 

 Policy EV40 Air, Noise and Light Pollution 

 Policy EC4 New Retail Development 

 Policy EC6 Local Shopping Centres and Neighbourhood Facilities 

 Policy HC1 Housing Sites 

 Policy HC2 Urban Infill Housing 

 Policy HC11 Higher Education Campus Development 

 Policy HC17 Planning Obligations 

 Policy RC16 Major New Development Waste Management Facilities 

 Policy AS2 Design and Layout 

 Policy AS5 Walking and Cycling 

 

6.2 Strategic UDP Policies 

6.2.1 The strategic policies in the UDP are set out in SP1 and SP14. The key 

principles of both of these policies is to create a quality environment and 

improving accessibility. More specifically Policy SP1 requires new 

developments to be sustainable developments through high “quality design 

and standard which will enhance the townscape, landscape and sense of 

place.” The proposed development is considered to be of high quality design 

that will replace poor quality land serving no long term or meaningful purpose 

with a quality multi-storey accommodation that is purpose built to deal with the 

high demand of the student population in Swansea. Further consultation and 

design development has been undertaken with Design Commission Wales to 

ensure the proposal enhances the townscape and surrounding area, whilst 

making most efficient use of the space. More information about the design 

can be found in the Design and Access Statement. Policy SP14 states that 

the Council will favour new developments that are situated in areas of high 
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accessibility by public transport, walking and cycling, and where they will 

minimise dependency on private vehicles. Given the location of the proposed 

development just above Swansea train station and bus terminal, it is 

considered that the proposal is located within a highly accessible area to 

public transport and being a high density student accommodation with such 

accessibility, little parking provision will be proposed, therefore minimising 

dependency on private vehicles. Further, the scheme will include secure 

storage provision for 214 bicycles. It is considered that the proposed scheme 

is in full accordance with the strategic policies of the local development plan. 

 

6.3 General UDP Policies 

6.3.1 Quality Design 

Following the sustainable development principles from Policy SP1, numerous 

general policies relate heavily to high quality and sustainable design for new 

developments. Policies EV1, EV2 and HC2 set out the general design 

principles for strategic Policy SP1 (Creating a Quality Environment). They 

specify that the development must be appropriate to its local context referring 

to scale, height, massing, elevational treatment, materials, layout and density. 

When assessing the local context surrounding the site location, it is clear that 

a key character of the area relates to multi-storey buildings such as the 

Swansea Business Campus, St Davids Student living and Bethesda Court. 

Whilst the proposed scheme will be the tallest building in the immediate 

vicinity, it will not be out of keeping with the surrounding context. Further, the 

tallest Western elevation has been visually designed to integrate and break up 

the mass of the building, thus enhancing but preserving the townscape. Most 

of the buildings mass is located to the West of the site and therefore it does 

not have any overbearing or overshadowing effect on the nearby Baptist 

Chapel Listed Building or adjacent buildings Friendship House and Demarco 

Dance Studio. At ground level the entrance on the south boundary remains 

open and landscaped adding to the character and vitality of the street scene, 

whilst the open courtyard in the northern section of the boundary allows 

students a safe and well-designed outdoor zone. When considering the above 

information, the proposed development is in full accordance with Policy EV1, 

EV2, EV4, HC2 and HC11. 

 

6.3.2 Siting and Location 

Policy HC2 governs the acceptability of residential developments on 

unallocated sites whilst EV2 deals with the appropriateness of siting and 

location. In the amplification of HC2 it states that the key aim of this policy is 

to maximise the use of previously developed (brownfield) land and buildings 

with higher density which is encouraged on easily accessible sites. The 

development would not be considered ribbon development nor would it incur 

the loss of important urban green space, thus criterion HC2(i) and HC2(v) are 

not relevant. However, the scheme has been designed to be spacious within 
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the site boundaries, offering green space to the north of the site and a 

relatively large entrance space to the south. The height of the development 

varies with the tower block being situated on the west meaning that the site is 

not cramped or over intensive. Given that the only residential use surrounding 

the site is the flatted accommodation to the east (Bethesda Court), no 

neighbouring residential amenity will be affected by the proposed 

development, especially because the development would be lower in height to 

that of the existing apartments to the East. The existing site location acts as a 

car park and a derelict area of land which is currently being used by squatters 

to produce banned substances. It is therefore considered that the scheme 

would greatly enhance the character and nature of the area with not only a 

quality designed and aesthetically pleasing building, but also regenerating the 

area with more life with higher potential footfall and therefore revitalising a 

small section of the city centre. The development would not be detrimental to 

highway safety as the students will not own private vehicles and this can be 

secured in their tenancy contract, further by planning condition. The 

surrounding area is dominated by multi-storey buildings, meaning that the 

scheme will not have an adverse impact when considering the building 

arrangement and exterior appearance. No natural heritage sites are within 

close proximity to the site and no community facilities are proposed. Whilst it 

is proposed that there will be a café commercial unit, this is intended to 

compliment the student accommodation with a safe workspace away from 

their private bedroom or common room whilst also acting as an appropriate 

meeting or social venue. Therefore the development would not be overloading 

local services or facilities. It is considered that the proposed development is 

fully compliant with the criterion of Policy HC2 and HC11. 

 

6.3.3 Local Amenity Standards 

The specific purpose of Policy EV40 is to control new development that may 

have an unacceptable impact regarding air, noise and light pollution however 

the protection of these residential amenities are also covered under Policies 

EV1, EV2 and HC2. Given that residential use already exists at the site 

location (Bethesda Court), it is unlikely that the proposed development will 

create any adverse impact when assessing air or light pollution that would 

warrant refusal. Regarding noise pollution, it is understood that this is a 

student development and thus the stereotypical opinion is widely held that it 

will generate adverse amounts of noise. However, given that the students 

would be living within a continuously maintained and staff serviced building, 

rooms or flats emitting too much noise can be dealt with by on site staff, yet 

this is more difficult in student houses where the landlord is unlikely to have a 

continuous presence on site. Further the majority of the cluster flats would be 

situated in the tower block on the western flank of the site, away from the 

residential flat, Bethesda Court, to the east. It is also considered that due to 

the A483 road and Swansea station, the presence of a student 
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accommodation is not likely to create an adverse impact regarding noise, 

especially given that another student accommodation located west of the 

proposed site, (St Davids Fresh Student Living) exists within the surrounding 

area. Further, the planning process cannot legislate for the behaviour of 

residents and therefore it is up to other bodies to legislate the behaviour of 

residents. As such the potential for anti-social behaviour is covered under 

separate legislation via Environmental Health or the Police and as such 

cannot be taken into consideration during the determination of this application. 

However, planning policy does stipulate that new developments should be 

planned with regards to making spaces safe and have continuous 

surveillance. The development has numerous windows facing outward onto 

Jockey Street and the adjacent boundaries, and contributions shall be made 

to ensure better lighting in the south-eastern pedestrian tunnel. For these 

reasons, the new development does comply with safety criterion detailed in 

local policies such as EV1, EV4 and HC2. 

 

6.3.4 Inclusive Accessibility 

The scheme adopts an inclusive design principle by facilitating access to the 

widest range of people possible, with an elevator for easy internal access 

whilst externally the location allows for a variety of transportation means to 

local services. It is certainly considered that the development will contribute to 

the street scene by improving the existing vacant space adjacent to jockey 

street. The proposal has been designed so that all visitors must access the 

complex through the reception before moving to their desired location. Further 

proposals entail the illumination of the tunnel underpass to the south east of 

the site to increase the security of the surrounding area for pedestrians. Policy 

AS2 seeks for new developments to promote and facilitate sustainable travel 

choices, provide suitable facilities for non-motorised transport, allow for safe 

and non-intrusive movement of vehicles whilst complying with the principles of 

accessibility for all. As previously mentioned in paragraph 3.3, the scheme 

shall provide secure bicycle storage for the residents and the development will 

enhance the safety of the existing area. Further, design decisions have been 

adopted to enable easier access for less abled students with ramps and 

elevators as an alternative to stairs. The scheme does not introduce any 

further highway infrastructure, nor does it propose an adverse increase in 

private vehicle usage to the site, therefore it will not attract extraneous traffic 

and vehicle speeds will remain minimised ensuring highway safety. When 

assessing the development through sustainable and inclusive accessibility, it 

is considered acceptable with regards to Policies SP14, EV1, EV3 and AC2.  

 

6.3.5 Ecological Issues 

The site location has been assessed under a preliminary ecological impact 

appraisal which found that the existing building has low roost suitability for 

bats, Japanese knotweed exists at four locations around the site, nesting 
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birds potentially occur in any areas of dense vegetation within the site and the 

eastern part of the site represents a suitable habitat for reptiles. The proposed 

development intends to mitigate the impact on nesting bird by removing dense 

vegetation outside bird nesting season (avoiding 31st March – 31st August). It 

is also recommended that the development integrates a diverse range of 

native plant species of benefit to wildlife into planting or landscaping plans for 

the garden areas. Consideration is given to introducing bird nest boxes, a 

water feature or a bird feeding station. A specialist contractor would be 

contacted for advice and be appointed to manage the Japanese knotweed 

appropriately. By implementing the recommended mitigation measures above, 

the proposed development would be acceptable according to Policy EV2, 

more specifically criterion (v). For more information about the ecological 

issues, please refer to the ecology report submitted with this application, 

produced by Gould Ecologists. 

 

6.3.6 Drainage and Waste Management 

 The existing site contains a two storey building (with a small single storey 

annex), a tarmac finished car park and a landscaped bank (partially tree 

covered). The redevelopment area totals 3090m2 of which approximately 

1775m2 is currently impermeable. The existing site is served by combined 

drainage. Two separate runs are present, one down each side of the building. 

Each has a connection out to Jockey Street to the south. The proposed foul 

flows from the site will connect into the existing public sewers. Whilst re-use of 

the existing connection is preferred by DCWW this will not be viable due to 

the existing connections being relatively shallow and in the highest part of the 

site. Part of the new student residences will be a level that is thus too low to 

re-use existing connections by gravity. Thus a new connection to public sewer 

chamber 8805 in the south eastern corner of the site is proposed. As 

infiltration is viable for the site this will be the proposed storm water drainage 

strategy. Due to the limited external space resulting from the proposed new 

building a number of soakaways and extreme event storage tanks will be 

required around the site. In line with current planning policy the redeveloped 

site’s surface water system will be designed to accommodate up to and 

including the 100 year rainfall events plus 20% climate change allowance. 

SuDS will be provided by the redevelopment as follows:- 

 

- The existing surface water discharges to the combined sewer network 

will be replaced by discharge to soakaways. 

-  The new development will eliminate onsite parking. This will 

significantly increase the quality of the storm water discharged from the 

site. 

-  The existing site drainage is many decades old and thus would have at 

best have been designed for 30 year return periods. The proposed 

drainage will be designed for 100 year return period plus climate 
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change allowance. This will considerably reduce the flood risk on and 

from the site 

 

6.3.7 The local policies that specifically govern surface water drainage and sewage 

for new developments are EV33 and EV35. In consideration of the proposed 

details above and the relevant planning policy, the development is considered 

acceptable according to the adopted Swansea UDP. For further details 

regarding drainage and sewage, please refer to the drainage statement 

submitted with this application, produced by Curtins Consulting.  

 

6.3.8 Regarding waste management such as refuse bin storage, it is proposed that 

on the ground floor on the east wing of the development, a large room and 

access point shall store bins (including recycling) with a total capacity of 29x 

1100L, which will then be moved out for collection by members of staff on site. 

 

6.3.9 Land Stability and Contamination 

 Regarding the land stability report attached to the submission of this 

application, the land relevant to the site has been designated a brownfield 

site. Land contamination was found to be in excess of generic assessment 

criteria for standard residential land use relating to ‘made ground.’ Whilst the 

made ground is potentially deemed to be harmful, the introduction of hard 

construction will isolate the contaminants and prevent exposure. However, 

areas that are likely to be subjected to exposure are areas of soft 

landscaping, yet it is recommended that this can be remediated by laying a 

cover system, that will need to be agreed with the relevant regulators, 

potentially up to 0.60m of soil. It is stated that the stability of the east 

boundary slope is beyond the scope of detailed assessment and that the 

stability of the slope will need to be considered in the design stage. The 

potential existence of slag-like materials has been detected in small quantities 

on site, it is therefore recommended that the suspected slag is removed from 

the site.  It is further considered in the technical report that remedial action is 

not necessary for water pollution, landfill gas, radon gas or mining 

subsidence. There is presence of Japanese Knotweed on the Northern and 

Eastern boundaries, and it is recommended that Knotweed is eradicated from 

the site. Given the nature of the land composition and the size of the 

proposed structure, it is recommended that a specialist piling contractor is 

involved with the foundation stage of construction. If the proposed 

development acknowledges and carries out the recommended measures 

above, the development would be acceptable under Policy EV38. Please refer 

to the land stability report submitted with this application, produced by Gould 

Ecologists. 

 

 

 



 

 

Planning Statement 
Purpose Built Student Accommodation I Jockey Street  

Page 26 of 30 
CDN PLANNING planning . urban design . development . landscape : cynllunio . dylunio trefol . datblygu . tirlun 

6.8.10 Archaeological Issues 

 This application has been accompanied by an archaeological appraisal to 

identify the nature, character and condition of any archaeological resources at 

the proposed site. No  registered  Historic  Landscape,  Conservation  Area,  

registered  Historic  Park  &  Garden, Scheduled  Ancient  Monument  or  

Listed  Building,  will  be  directly  affected  by  the  proposed development. 

No registered historic  Landscape,  registered  Historic  Park  &  Garden or  

Scheduled  Ancient Monument  will  be  indirectly  affected  by  the  proposed  

development,  as  no  links,  visual  or otherwise, could be established with 

such designated sites. One Conservation Area, that of Vivianstown (CA017) 

which lies to the north of the site, may be  indirectly  affected  through  the  

visual  impact  of  the  proposed  development.  This is considered to be a 

negligible impact. Further, it was decided that there would be a negligible 

impact on two listed buildings, namely Church of St John the Baptist (LB 

11601, Grade II listed) and St Matthew’s Church (LB 11584, Grade II listed), 

due to potential visual impacts. There is also considered to be a Minor indirect 

impact on The Palace Theatre (LB 11585, Grade II listed) due to proximity 

and partial views. There is considered to be a Minor to Moderate indirect 

impact on Bethesda Baptist Chapel (LB 11554, Grade II* listed), due to 

proximity, visual impact and general cumulative effect. Archaeological 

remains believed to be present on site relate to a Roman road (medium 

interest/value) and medieval settlement (low interest/value). Whilst the 

proposed development would have a major impact on the medium potential 

for remains, it is recommended that an archaeological watching brief is 

maintained on development works to identify and record any evidence of post-

medieval and Roman remains. In assessing the above information against 

local planning policies, the proposed scheme would be acceptable under EV1, 

EV2, EV6 and EV9 of the Swansea UDP. 

 

6.8.11 Commercial unit 

The inclusion of a retail unit on site requires the scheme to be assessed by 

UDP policies EC4 and EC6. The proposed unit will be located on the east 

wing of the development site and include 192m2 of floor space. The scheme 

includes a lavatory, bike store and bin store. It would be accessible to both 

students and the public, with primary access being located on the south 

boundary, visible from the ground floor common room. It is hoped that this 

commercial space will serve students and pedestrians alike, diversifying and 

reinvigorating the area with higher footfall. As the unit would be integrated 

with the main accommodation building it would not adversely impact the 

character or aesthetic of the area, and due to the small scale of the operation, 

not impact the function, vitality or viability of the city centre. It is considered 

that under policies EC4 and EC6, the commercial aspect of the scheme would 

be acceptable. 
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7.0 Supplementary Planning Guidance 

7.1 Further to the national and local planning policies listed above, other material 

considerations are found in the local planning authority’s supplementary 

planning guidance (SPG). The SPG documents relevant to this proposed 

development are listed below: 

 

 Parking Standards SPG 

 Swansea Tall Buildings SPG 

 Places to Live: Residential Design Guide SPG 

 

7.2 Swansea Parking Standards 

7.2.1 The Swansea Parking Standards document sets out the Council’s 

supplementary planning guidance that will be a material consideration when 

determining this application. The SPG recognises that particular localities will 

have different priorities regarding parking and thus assess the requirement for 

parking provision against the type of proposed development along with the 

individual merits surrounding the site location. It is recommended that for a 

purpose-built student accommodation, 1 parking space per 25 beds should be 

provided, but no spaces for visitors in zone 1. It is proposed that the scheme 

will be largely car free given the sustainable location offering a diverse range 

of transportation and student nature of the site. However 4 parking spaces are 

proposed including 2 disabled spaces, located south of the site next to the 

main reception entrance. A section 106 agreement linking to the tenancy 

agreement will be required to ensure that students do not own cars due to no 

parking provision, and it will be understood that all management staff will not 

commute via private car. 

 

7.3 Tall Building Strategy SPG 

7.3.1 The aims of the strategy considers the role that tall buildings have in the 

urban context, identifying appropriate locations for tall buildings. The guidance 

offers advice regarding the design of tall buildings and the required supporting 

information to assist the City and Council of Swansea’s determination of any 

tall building application. The SPG stipulates that a tall building should; signify 

areas of regeneration, create a distinctive skyline that projects a new image 

for Swansea, form a landmark that marks a key city gateway and maximise 

densities in proximity to public transport. The proposed development is 

situated near the platforms of the Swansea City Train station, thus it would act 

as a gateway for those arriving and leaving the city and this would quality 

design and scale of the new structure would strongly indicate to passengers 

that Swansea attracts a viable region for inward investment. Given the distinct 

design and its height above adjacent buildings, it would also create a 

distinctive skyline, adding to the townscape of the city centre (please see 

verified viewpoints). Further the high density of 453 students next to the 
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central train station and public buses further emphasises that the proposed 

development considers the guidance on tall buildings.  

 

7.4 Places to Live: Residential Design Guide 

7.4.1 Whilst this supplementary guidance is mainly considered when assessing 

housing developments, it is relevant to this proposed development regarding 

high density city centre living and the residential amenity tests, however most 

of the design aspects are already covered by the tall building SPG. The 

proposal seeks to maximise residential density within a location that is highly 

accessible to local amenities and transportation services. The scheme would 

be well served by public transport, various cycle paths to university campus’ 

and in walkable distance to the city centre. Whilst the scheme would accord 

with the guidance regarding density and accessibility, it must also prove itself 

to avoid cramped living conditions. It is considered that the proposal achieves 

a good standard of space for each resident with the smallest bedrooms being 

12.4m2 including a bed, wet room, desk, personal storage and a window to 

supply sufficient light and air. The smallest cluster flat kitchens measure 

26.6m2 including a sitting area, cooking and preparation surface, cupboards, 

fridge/freezers and dining table and chairs for six people. Further it is 

proposed that there is a public space to the north of the site consisting of 

concrete and green space. Another key requirement in this SPG relates to 

“legible and welcoming entrances”. The entrance is easily located on the 

south side of the site, especially given the specifics of the north boundary 

being elevated and inaccessible. The main entrance and communal room 

face onto the street with plenty of surveillance, meaning that the approach is 

safe. The main entrance to reception has also been designed to include an 

access ramp and two disabled parking spaces, with landscaping to soften the 

urban nature of the building. Further access to the building can be sought 

from the north east gate which leads onto the northern open space and allows 

students greater fluidity when traveling from their respective blocks. Another 

access to the building is found on the southern boundary which serves the 

commercial unit and bin storage, although this section of the building is not 

directly connected to the residential flats. It is considered that the residential 

design of the scheme is both welcoming and accommodates the amenity 

requirements of a high density development with spacious, secure and well-

designed layouts that would satisfy the Council’s supplementary guidance. 
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8.0 Report Conclusion 

8.1 The proposal makes efficient use of an underutilised brownfield parcel of land 

which is in accordance with PPW’s aspiration for the redevelopment of 

previously developed land. The site has little environmental importance and 

therefore there would be no detriment to the natural environment. It has been 

demonstrated that the proposal is in full accordance with national and local 

planning policy and that it embodies sustainable development as it provides 

social and economic benefits with limited environmental impacts. It has also 

been justified that the scale and massing of this development is acceptable in 

the Jockey Street area given its sustainable location.   

  

8.2 The tall building will be a bold addition to the city skyline near the train station 

and symbolises the successful regeneration of Swansea. The 453 capacity 

student rooms and high quality commercial unit will generate higher levels of 

footfall and add a substantial regeneration boost to the land surrounding 

Jockey Street. The proposals mend the urban block and incorporate a tall 

accommodation building of bold design with distinctive aesthetics and quality 

public space. The proposals have been subject to independent expert scrutiny 

by the Design Commission for Wales and they support the scheme.  

  

8.3 Having regard to the policy framework set out in the City and County of 

Swansea Unitary Development Plan (Adopted November 2008), 

Supplementary Planning Guidance and National Policy and Guidance in the 

form of Planning Policy Wales and Technical Advice Notes, it is considered 

that the proposed development is acceptable. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


