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[bookmark: _Toc315260750][bookmark: _Toc203565671]Introduction
This Design and Access Statement has been prepared to support the Neath Port Talbot County Borough Council planning application for a 5 No. new Industrial Units at Sandfields Young Business Centre.
The purpose of this Design and Access Statement is to inform the reader of the background to this planning application and provide a clear description and justification of the design intent for the proposals.
[image: ]This report has been prepared in accordance with the requirements for Design and Access Statements in Wales, explaining the design concepts and principles in relation to access, character, community safety, environmental sustainability.
[bookmark: _Toc315260751][bookmark: _Toc203565672]Background
Neath Port Talbot’s strategic Industrial Units improvement programme aims to improve facilities for young businesses and assist the community.
It is anticipated that the units would accommodate 5 Businesses.
The proposed site is at Sandfields Young Business Centre, Sandfields.
[image: ]Figure 1 – Site Context Plan


The Council aims to create  new industrial units to accommodate new businesses of the area. To achieve this it has been determined that the development must:
Feature high quality design;
Be highly functional and sustainable;
Be fit for a modern curriculum by being adaptable to future needs;
Promote a culture of assistance for new businesses; 

[bookmark: _Toc315260753][bookmark: _Toc203565673]Proposed Development
The proposed development consists of:
Construction of 371m² “Industrial Unit” as an addition to the existing industrial estate.
Associated works in the immediately surrounding area to ensure level accesses.
Associated landscaping including drainage/servicing works that will include a compound area adjacent to the proposed structure. 
[bookmark: _Toc315260755][bookmark: _Toc203565674]Context & Site Analysis 
[bookmark: _Toc315260760][bookmark: _Toc203565675]Site and Surroundings
The site is located off Endeavour Close, Sandfields, Port Talbot within the Sandfields West ward.
The site covers an area of approximately 2120m² and comprises of an existing car park. The proposal is on the Northern side of the Car Park and can be seen from Endeavour Close.
To the immediate north and west of the site is the highway, Endeavour Close, adjacent to other industrial units.
To the South East is the existing Sandfields Young Business Centre.
[bookmark: _Toc203565676]Site Photographs
[image: ]Figure 2 – Site Context Photo


[image: ]Figure 3 – Site Photo

[bookmark: _Toc203565677]Constraints and Opportunities
Topography 
The site rises slightly to the North East corner, and as such small retaining works is to be proposed around the rear and sides of the building to provide level access.
Access 
The site is currently accessed via Endeavour Close.  The proposal is to reduce the unused car parking spaces, and provide new spaces as well as accessible spaces directly adjacent to the proposal, and EV charging points on 2 No. existing car parking spaces. This scheme allows for users to arrive via car, and access the facility directly from the proposed spaces.
Ecology & Trees
There is limited vegetation, comprising of small grassed area adjacent to the boundary. This grassed area is to be extended in specific locations as highlighted on the engineers proposals and Green Infrastructure Statement.
Climate
There are a number of buildings located to the West/South West of the site, and offer some protection from the prevailing winds generally from the West and South West direction.. 
Noise
Road traffic is the main source of noise nuisance. Due to the scale of the proposal we believe an acoustic survey is not required. 

[bookmark: _Toc315260761][bookmark: _Toc203565678]Pre-application Advice
A Pre Application was submitted to the Local Planning Authority highlighting the proposals and initial intentions on 3rd October, 2024.
Advice was provided in respect to supporting information: Drg No. 
241003_A1220_PreAppForm
A1220_001_SiteLocationPlans
A1220_101_ProposedFloorPlans&Elevations
The officers comments are as below:
“Environmental Health
Environmental Health will require a Phase 1 Contaminated Land Risk Assessment (Desk Study) due to the historic industrial nature of the area. If the applicant would like to reduce the amount of pre[1]commencement conditions on the application they may wish to commission a Phase 2 Ground Investigation at the same time as this is almost definitely likely to be the recommended outcome of the Desk Study. We will also require a noise impact assessment that considers both operational noise and any noise from external mechanical plant proposed. In the case with these applications where the final use is unknown we recommend that reasonable worst case assumptions are made. An air quality impact assessment is only likely to be required if the proposed businesses are likely to produce emissions.
Highways
MY HIGHWAY AND DRAINAGE OBSERVATIONS ON THIS PRE APPLICATION PROPOSAL ARE AS FOLLOWS:-
The following documents are applicable to this submission:-
· Neath Port Talbot County Borough Council - Parking Standards (Oct 2016).
· Neath Port Talbot Highway Technical Design Guide for Residential, Commercial & Industrial Developments.
· Planning Policy Wales Technical Advice Note 18: Transport
· Schedule 3 of the Flood and Water Management Act (FWMA) 2010 requires surface water drainage for new developments to comply with Mandatory National Standards for Sustainable Drainage (SuDS).  Reference to the Non-Statutory Ministerial National Standards and the CIRIA 753: The SuDS Manual is recommended.
· Welsh Government’s Active Travel Guidance
I have no Highway Safety Objection to the siting of 5 Industrial Units at the existing car park to the rear of Sandfields Young Business Centre, Purcell Avenue. The Car Parking Survey submitted demonstrates that the current carpark is under-utilised with a maximum of 17% usage at any given time.
Please see the following Highway and Drainage Safety Conditions in relation to this proposals determination:
Highways Comments
1. Sandfields Young Business Centre currently directs customers and visitors to the proposed development location for parking through signage located on the business fencing on Endeavour Close. Visitor parking directional signage shall be removed from Sandfields Young Business Centre Railings prior to construction and first use of the new units.
1. All new non-residential parking spaces are required to have at least 10% of their spaces with electric vehicle (EV) charging points. EV charging will need to be incorporated into the design at Full Planning Application Phase.
1. Any gates shall be of a type which can be seen through, open inwards only and shall be maintained as such thereafter.
Drainage Comments
1. Prior to any works commencing on site SAB approval will be required. To commence work is a breach of SAB approval required under Paragraph 7 (1) Schedule 3 of the Flood and Water Management Act 2010 whereby legal action will be taken by the Authority under The Sustainable Drainage (Enforcement) (Wales) Order 2018. Guidance and applications can be found on https://www.npt.gov.uk/sab
1. Unless otherwise agreed in writing by the Local Planning Authority, foul water and surface water discharges shall be drained separately from the site. 
1. No surface water or Land drainage run-off shall be allowed to connect, either directly or indirectly, to the public sewerage system unless otherwise approved in writing by the Local Planning Authority.
1. Adequate provision shall be made for the drainage of the site, to ensure that the drainage of any adjoining land is not interrupted or otherwise adversely effected by the development during the life time of construction.
DRAINAGE NOTE TO APPLICANT
1. Please note that from 7th January 2019, all new developments of more than 1 house, or where a construction area is of 100m2 or more, plus if the SAB authority believe that any redevelopment of land has significant surface water drainage implications. This will require sustainable drainage - built in accordance with mandatory standards for sustainable drainage published by Welsh Ministers - to manage on-site surface water. More information is available in Schedule 3 of the Flood & Water Management Act 2010. 
These systems must be approved by the Council’s Highway Development Control service acting in its SuDS Approving Body (SAB) role before construction work begins.  In this respect it is essential that a developer of any such project gain SAB approval of its surface water drainage alongside any relevant planning permission. You will not be allowed to start construction until both permissions have been approved.
If you have not done so already, and your development would not fall into any of the relevant exceptions, you are therefore strongly encouraged to request further advice from the SAB.  Involving the SAB Officers in pre-application discussions will allow for SuDS drainage matters (to ensure suitability of proposed SuDs design in line with national standards and adequate site layout) to be considered alongside the assessment of planning merits. There is an additional charge for this service. This can be as part of any agreed further pre-application submissions with the Planning Authority (recommended) or independently/ direct with the SAB.  You are advised, however, that failing to engage in joint pre-application discussions has the potential to lead to delays and, most notably, the potential need to obtain further planning permission should any agreed SuDS design not be compliant with any relevant planning permission. Further details are available at www.npt.gov.uk/sab .
The observations provided are made without prejudice and based upon the information provided at preliminary stage.  However, should further or additional information be submitted thereafter, our observations may change to reflect this information.
Please see my comments for Q2024/0284. In response to your query (email below) I can’t see that there would be scope to open any additional car parking spaces on the green verges to the front of the Business Centre as this would interfere with Visibility Splays. I note that the new development provides 10 parking bays, 4 existing parking bays and another unmarked parking bay that has historically been used as a disability bay. Ideally, in accordance with our Parking Standards SPG, we would want 20 parking bays to support the businesses already utilising the car park and also the new units, however on this occasion, due to the Parking Survey submitted, we understand that currently this car park is drastically underutilised while being used by both visitors and employees. We envisage that with the reduction of visitor parking from this development site, the new car park will adequately facilitate the existing units and the proposed units in terms of parking bays. In this circumstance we would accept the 25% decrease in parking bay numbers due to the Parking Survey data submitted and the overall betterment in usage requirement from a parking perspective.
Biodiversity 
A full application will need to demonstrate an enhancement to biodiversity. We won’t require an ecological assessment of the site because we are aware that it is currently car parking space.”
The application would require the submission of a Green Infrastructure Statement and biodiversity enhancement, as requested by chapter 6 of PPW12. 
Following the advice from the planning officer, each point was noted and addressed where applicable to support the application.
[bookmark: _Toc203565679]Design
[bookmark: _Toc315260763][bookmark: _Toc203565680]Aims & Objectives
The following aims for the proposed new industrial unit have been identified:
Economic Development
The proposal will provide new, modern employment floorspace, creating an opportunity to further economic development and prosperity in the community

Community Use
The new industrial units are to be situated within an existing industrial estate, providing opportunities for young businesses to begin their business journey.
Extended locations of units will impact positively on local communities, providing access to a wide variety of opportunities.

Design Principles
In order to achieve these aims/objectives, the following design principles have been identified:
Site and Location: Good use of the site, balancing the needs of businesses and the public, enhancing the business’ presence in the community. 
Access and Inclusion: Easy to locate the facility, and clarity to any user who wishes to use the proposal. The building provides good access for everyone in line with national and local inclusion policies.
Organisation and Layout: Good organisation of spaces in plan and section, easily legible and fully accessible, with circulation that is well organised and imaginatively designed, with good arrival space to suit the users and visitors.
Internal Space: Operational spaces should be the right size for their functions, well proportioned, fit for purpose and meet the needs of the curriculum. Sufficient spaces to provide the number of users places planned.
[image: U:\70100---\70125_Ysgol Bae Baglan\03_Documents\R_Reports\Design & Access Statement\Images\e & f.JPG]
[bookmark: _Toc203565681]Size & Scale
The proposed development includes:
5 No. 64.5m2 single storey units comprising of;
60m2 of floor area for workspace;
4.5m²² of Toilet;
The building form is designed to mirror the opposite building in materiality, whilst providing a modern take linking this unit to surrounding industrial units. The maximum height of the eaves is 4.4m and the minimum is 2.4m
[bookmark: _Toc384969006][bookmark: _Toc386096176]The scale of the building responds to the need to provide industrial units and reduce the extent to which the industrial units will be affected[image: U:\70100---\70125_Ysgol Bae Baglan\03_Documents\R_Reports\Design & Access Statement\Images\massing 1.JPG].

[bookmark: _Toc315260767][bookmark: _Toc203565682]Appearance 
[bookmark: _Toc315260768][image: U:\70100---\70125_Ysgol Bae Baglan\03_Documents\R_Reports\Design & Access Statement\Images\materials.JPG]Form
The approach to the form of the building has been heavily influenced by existing units within the surrounding area and also one which reflects the character of the surrounding landscape.
Materials
It is proposed to use the following materials, as noted on the elevation drawings: 
Roof: Steel profile cladding system with a curved eaves and slight protrusion for the eaves.
Front/Side Elevation Walls: Orange/Brown Brick to match building opposite. 2 No. Red brick bands to match building opposite 
Rear Elevation Walls: Grey vertically laid steel profile cladding system with brick plinth. 
Doors: Aluminium faced doors with glass vision panels, colour to match existing building opposite.
[image: \\stridetreglown.local\stl\70100---\70125_Ysgol Bae Baglan\04_Drawings\03_Graphics reference\140521_FINAL RENDERS\2_FLATTENED.jpg]
[bookmark: _Toc315260769][bookmark: _Toc203565683]Movement to, from and within the site
Introduction
It is proposed that the proposed units is to slightly affect the existing movement to, from and within the site. It effects users of the existing car park, and parking will no longer be redirected to the site from the front of the existing building. Signage instructing users to do so is to be removed. Monitoring is recommended to obtain this is maintained as a long term commitment.
Pedestrians & Cyclists
The existing cycle store is to be relocated to the East of the site.
Public Transport
The site is considered to be well placed for local public transport. Existing bus stops are located along Purcell Avenue to the south of the site and Baglan Railway Station is 1.5km walk from the main entrance of the site.
Vehicles 
There are no alterations to the vehicle access to and from the site.
[bookmark: _Toc315260770]
[bookmark: _Toc203565684]Community Safety
[bookmark: _Toc315260772]Lighting 
Points of arrival and all pedestrian areas are to be well lit. All fittings shall be vandal resistant and positioned in elevated positions. The lighting will be controlled by photo electric cells or time switches and will complement and enhance the CCTV coverage on site.
CCTV 
[bookmark: _Toc386096184]A fully operational CCTV system is already installed to serve the site. 
Layout
The shape and form of the building is such that there are few hiding places around the perimeter, this reduces the risk of vandalism. 
The landscape proposals seek to create a high quality public realm for users, encouraging a sense of ownership and responsibility of the site.
Bike Store 
Proposed bike storage areas is available to the West of the site. 
Opening Times
Initially, opening hours are likely to be Monday to Friday, 9am to 6pm, however this could change as service needs are identified and develop further to include early evenings and weekends.
Highways
Vehicular and pedestrian access will be achieved utilising the existing access/egress spur that leads into the site from Sandfields Business Park. The proposed development provides a generous area for internal vehicular movements within the site. It is anticipated that vehicles accessing the site will be able to enter, manoeuvre to turn and leave the site is a forward gear. The proposed access point benefits from good visibility in both directions along Endeavour Close. 
[bookmark: _Toc315260774][bookmark: _Toc203565685]Access
[bookmark: _Toc315260775][bookmark: _Toc203565686]Policy and Approach
Planning Policy Wales emphasises that: “Good design is also inclusive design. The principles of inclusive design are that it places people at the heart of the design process, acknowledges diversity and difference, offers choice where a single design solution cannot accommodate all users, provides for flexibility in use and provides buildings and environments that are convenient and enjoyable to use for everyone.” 
Similarly, TAN 12 (section 5.3 Inclusive Design) notes that “the Assembly Government expects all those involved in the design process to foster a culture of inclusion, whereby design solutions provide access to the widest possible range of people”.
In accordance with these policies, the scheme has been designed to provide access for all. This section covers the philosophy and approach to inclusive design, the key issues and sources of advice and guidance used.
The scheme has been designed to comply with the Building Regulations Approved Document M so far as is possible at planning stage. It highlights the external access issues for disabled persons.
[bookmark: _Toc315260779][bookmark: _Toc203565687]Planning Policy Context & Assessment
[bookmark: _Toc203565688]Planning Policy Wales
Planning Policy Wales (PPW) is the Welsh Government’s principal statement of national policy and sets out the land use planning policies that should be taken into account by local planning authorities in Wales and may be material to decisions on individual planning applications.
[bookmark: _Toc203565689]Technical Advice Notes
Technical Advice Note 12 (TAN12) Design includes advice on how promoting sustainability through good design may be facilitated through the planning system. TAN 12 states: “Design is a process of analysis and synthesis: analysing, identifying and diagnosing problems and barriers, then solving them through critique, research, development and testing. Design is a creative means by which to realise innovation and add value” 
The proposed development has followed the process of identifying the constraints and opportunities on the site. The proposals have, therefore, been carefully considered to respond to the surroundings. 
[bookmark: _Toc367354590][bookmark: _Toc203565690][bookmark: _Toc367354591]Local Planning Policy
The site is allocated in the Neath Port Talbot Local Development Plan (LDP Adopted 2011-2026) within the settlement limit.
The site does not contain any listed buildings and is not located within a conservation area or special landscape area. 
[bookmark: _Toc367354594][bookmark: _Toc203565691]Sustainable Design
Policy ENV17 refers to design and notes that “any proposal should be well designed” and refers to a series of issues including having regard to the character of the area, ensuring the proposals would not have any unsatisfactory impacts on the occupants of any other properties, addressing climate change/sustainability issues and ensuring the safety and security of people and property.
[bookmark: _Toc367354595][bookmark: _Toc203565692][bookmark: _Toc367354596]Ecology 
Policy ENV4 states that there is a “presumption against proposals that would be likely to result in disturbance to a species protected under European or UK legislation or its habitats”.
The new units propose bird boxes in accordance with RSPB standards.
[bookmark: _Toc203565693]Conclusion
The proposed development creates an additional industrial units for young businesses within an existing industrial estate, providing economic benefits for the local community. 
It is therefore considered that the proposed development is more than suitable for the site, with it’s number of beneficiary aspects highlighted above, and should be looked upon favourably by the Local Planning Authority.
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