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Introduction1.0

Egnedol Wales Limited wishes to obtain Planning Permission for development of land at Blackbridge 
and Waterston, Milford Haven.

This Design and Access Statement (DAS) has been prepared in support of an application (the Applica-
tion) to the Planning Inspectorate and Welsh Government for a Development of National Significance 
(DNS) and Related Secondary Consents submitted by Egnedol Wales Limited (the Applicant).

The Application seeks DNS consent for a Biomass to Energy Facility (BtEf) and Secondary Consent 
for associated downstream eco-parks comprising greenhouses, aquaculture units, algae units and a 
cheese and packaging factory with associated infrastructure. 

The community living around Blackbridge and Waterston sites have a long history of working in the 
oil, gas and energy businesses sited along and around the Milford Haven waterway. Some of these 
businesses have either contracted of stopped trading over the last few years, which has resulted in a 
large pool of unemployed people with a broad range of skills which we require for the operation of the 
facilities that we propose to build on these two sites. Therefore our aim is to ensure that the facility is 
accessible to all potential local employees and not restricted to able bodied car owners.
 
We also aim to make it as convenient as possible for all employees to either walk, cycle or use public 
transport to travel to work.

The both sites have a strong industrial history, which is evident by the presence of derelict industrial 
buildings and large areas of hard standing. There are existing roads and footpaths connecting the sites 
to the local highways and communities. 

The companies aim is to where every possible to utilise existing structures, areas of hard standing 
and access routes for the development, this saves both on development costs, timing and impact 
on the surrounding environment. If the existing structures need to be modified then it should done 
is such a way as to maintain the historical industrial character of the sites, by using materials that are 
normally used in local industrial facilities in an around the Haven.

The layout of the facility will where ever possible be set out so as to minimised impact on the site flora 
and fauna and if possible augment the various habitats on and around the sites.

The main body of the proposed development is contained within former industrial land that was  
previously occupied by the Naval Depot at Blackbridge and Gulf Oil Refinery Site at Waterston. 

In accordance with the companies design philosophy the BtEf facility has been designed to  
predominantly occupy existing buildings that will be refurbished and brought back into beneficial use.

The locations of the main structures / buildings are shown in the development masterplan included in 
Appendix A of this document and in Volume 2 of the Environmental Impact Assessment (EIA).

This Statement should be read in conjunction with the supporting information provided with the 
Application listed below: -
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1.1

• Environmental Impact Assessment 
• Volume 1 – Technical Assessments
• Volume 2 – Drawings
• Volume 3 – Supporting documentation
• Non Technical Summary
• Habitat Risk Assessment
• DNS Consultation Report.

This document is set out in accordance with guidance from TAN 12: Design (appendix A1) and Design 
Commission for Wales guidance ‘Design and Access Statements in Wales: Why, What and How’. 

Section 5 considers matters such as access, character, community safety, environmental sustainabil-
ity and movement, which are identified in TAN 12 as objectives for good design.

Proposed Development

Egnedol propose to construct an environmental centre of excellence at their site in Milford Haven. 

The site, which was formerly occupied by the Royal Navy (RNAD) and Gulf Refinery, has excellent 
sea access via its own jetty.

The development comprises three main areas which, are shown on Figure 1 below, namely: -

1. Biomass to Energy Facility (BtEf);
2. Blackbridge Eco-Park;
3. Waterston Eco-Park.
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Figure 1 Development Areas
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Figure 1 Development Areas
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Some new highway infrastructure will be built to service the facility. This will include upgrading of a 
service road that exists from B4325 into the Blackbridge development and improvement of existing 
accesses at Hazelbeach Road.

A new car park is proposed to the north of the Waterston Eco Park. This will enable operational staff 
to avoid car travel through Waterston village as they will be transferred to the facility either by minibus 
or by walking, thus significantly reducing local traffic movements.

Biomass to Energy Facility
A 49.9MW energy facility will be built on the former RNAD depot at Blackbridge. The layout of the 
BtEf is shown on Figure 2.
 

Figure 2 - BtEf Layout
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The site is already occupied by numerous large buildings that will be retained, extended and  
refurbished for reuse (Coloured pink on Figure 2). Additional structures will also be required to house 
equipment and to store feedstock (Coloured green on Figure 2).

The feedstock for the facility, which will be a combination of virgin biomass and biomass that is  
recovered from waste streams, will be pre-prepared off site, to a particle size of maximum 20mm  
and a moisture content of 20%, prior to delivery, via ships and barges, to the jetty. 

Virgin biomass will be sourced from locations that comply with European and UK sustainability  
criteria. A satellite feedstock preparation facility will also be constructed at Pembroke Dock that will 
enable local feedstock supplies to be utilized in accordance with the proximity principle.

Unloading of the ships will be via pneumatic unloaders constructed on the jetty. The unloaders will 
discharge the feedstock directly into enclosed conveyors that connect to the storage facility, so that 
the material is fully enclosed from the point of delivery to its final consumption in the system. 

The facility will convert the feedstock into gas that will in turn be used to generate electricity in gas 
engines for supply to the National Grid.

The grid connection for the facility will be laid within a directionally drilled borehole that will run from 
the site to the National Grid Connection point at the existing Pembroke Power Station.

Surveys have confirmed that the piles of the jetty are in good condition, but that the bracing between 
them requires replacement. The new bracing will be installed together with a new deck to enable the 
jetty to be brought back into service.

Low-grade waste heat and some of the CO2 from the BtEf will be directed to the ecoparks. 

The water system has been designed to ensure no foul or process water discharge to the Haven. 

Blackbridge Eco-Park
The Blackbridge Eco Park will be constructed on land that was formerly within the RNAD site. The  
facility will provide a large scale horticulture facility and four separate algae production units. The  
layout of the Blackbridge eco park is shown on Figure 3.
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Figure 3 – Layout of Blackbridge Eco Park

The Blackbridge Eco Park will utilise heat from the BtEf and some of the C02 to reduce the  
environmental footprint of the BtEf and to assist with production costs.

The facility will provide an excellent opportunity for reducing the cost base of locally produced  
horticultural products.

The algae facilities will be operated in conjunction with specialists from local universities to ena-
ble commercial production of specialist algae products that can be added to foods, pharmaceutical  
products and aquaculture feed stocks.

Water for the facility will be collected via rainwater harvesting and will be supplemented by a new 
raw water supply. 
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Figure 4 – Layout of Waterston Eco Park

Waterston Eco-Park
The Waterston Eco Park will be constructed on the former Gulf Oil Refinery and on an existing car 
park to the north of Hazelbeach Road. The layout of the Waterston Eco Park is shown on Figure 4.
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The facility will utilise heat from the BtEf to reduce the costs of production for a Recirculating  
Aquaculture System (RAS), and a cheese production facility. 

The RAS will produce organic prawns and fish. These will be processed off site at an existing local 
business in Milford Haven Port .

The cheese facility will produce Greek style cheese from local standard and specialist milk suppliers. 

A packaging facility will also be provided to serve both of the eco parks.

The development will directly benefit Pembrokeshire and Wales. The operation will create 450 full 
time jobs, comprising a full range of management roles, skilled and semi-skilled operators, technical 
engineering roles, clerical / administrative and logistics positions.

The design of the BtEF has been informed by the iterative environmental analyses undertaken during 
the EIA process and subsequent consultation process. 

Subject to timing on the granting of planning permission, the expected programme for construction 
and operation is: -

• Construction commencing early to mid-2017;
• Commissioning commencing late 2017; and
• Commercial operation commencing late 2017 / early 2018.

A programme of structured consultation and involvement with key stakeholders and the public has 
investigated the reactions to the design approaches and options. Responses to consultations have 
been reviewed and alterations to the proposals have been made where appropriate and beneficial, 
with the final design that has emerged being a direct product of that iterative process. 

Section 4 of this DAS describes the design evolution of the CHP plant proposed by the Applicant.

The developer has established partnerships with local Universities and Colleges, and will create a 
centre of excellence in this industry. The project will raise the profile of Pembrokeshire on a national 
and international level. 
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2.1

Site Analysis / Assessment2.0

A full understanding of a development site is a crucial part of the design process. This section 
appraises the physical, social and economic context of the site.

Site Identification

The location of the facility is shown on Figure 5 below.

Figure 5 – Site location
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The centre of the Blackbridge site is located at Grid Reference (GR):SM 91901, 05103, and the centre 
of the Waterston site is located at Grid Reference (GR): SM93806, 05275.

The site correspondence address is: -

Egnedol Wales Limited
The White House
Newton Road,
Waterston,
Pembrokeshire
SA73 1DR

The site is served by public transport links and is located in an area that has a mix of Industrial and 
residential areas.

The following sections describe the site in more detail and set out how the opportunities and  
constraints presented by the site and its location have informed the design process.

National and local planning policies that are considered relevant to the Application are considered in 
Chapter 6 of the EIA and key policies are outlined within section 5 of this statement.

The site ownership boundary is shown on Figure 6 below

Figure 6 – Ownership Boundary
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2.2 Physical, Context and Character

The topography of the Blackbridge site is partly constrained by the confluence of Castle Pill and the 
Milford Haven Waterway. 

These tidal zones form part of the internationally important Pembrokeshire Marine Special Area of 
Conservation (SAC) and the Milford Haven Waterway, which is also a Site of Special Scientific Interest 
(SSSI). 

The development site also lies within or adjacent to several of the registered historical landscapes of 
the Milford Haven Waterway.

The site is situated predominantly to the south of the B4325 at Waterston and has three separate 
private access roads. The access roads are suitable for all forms of road traffic. 

The site includes a private railhead and private jetty and lies in close proximity to the Port of Pembroke 
Dock.

The Blackbridge section of the site is predominantly flat, low-lying (approximately 7m above datum) 
and is paved with either tarmac, concrete or compacted gravel hard-standing. The site is occupied by 
redundant and derelict buildings that were constructed by the Royal Navy. 

Plate 1 Existing View toward BtEf from West

Plate 2 Existing Internal View of BtEf
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2.3

2.4

Fields to the north of the proposed BtEf facility lie at an elevation of around 20m AOD and are the 
location of the proposed Blackbridge Eco-park and some ancillary buildings associated with the BtEf. 

The Waterston Eco-park lies at an elevation of around 50m AOD and is covered by concrete hard 
standing and roads associated with the former Gulf oil refinery. The area is secured by fencing that 
runs around the site and the existing Dragon LNG and SEM Logistics facilities.

The site can be described as Industrial in character and context due to its previous industrial use, 
surrounding heavy industry and proximity to Pembroke Dock and the Milford Haven Waterway.

Primary Design / Access Considerations

Following a detailed analysis of the site and of the development proposal, the following issues were 
considered to be key to good design development: -

• Design of layout and employment densities that conform to HSE requirements;
•  Specific consultation with existing industries adjacent to the development, namely Dragon LNG and  
 SEM Logistics; 
• Minimisation of road traffic by use of jetty and adjacent shipping infrastructure;
• Layout needs to provide optimal process and logistics flow whilst also locating larger buildings and  
 noisier plant remote to sensitive receptors;
• Ensuring a good internal vehicle flow (one way where possible) for vehicles;
• Utilise and refurbish existing structures where possible to maintain and enhance landscape character; 
• Facilitate access to the facility by bicycle and foot.

Social

The physical impact of the proposal on the local community will be minimal due to the location within 
an existing and well established industrial area. The nearest residences are over 300m from built  
development at Blackbridge and over 150m from development at Waterston, with the exception of 
the cheese and packaging facilities which lie approximately 80m from the nearest residence.

Plate 3 Existing Waterston Aquaculture Site
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The facility will have a positive social impact. It is expected that around 450 jobs will be created in the 
long term and 300 during construction.

The facility will contribute to the aims and targets set by the UK Government and Welsh Government 
to increase energy security, increase sustainable economic growth, increase innovation, and reduce 
CO2 and other greenhouse gas emissions.

The Waterston Aquaculture facility lies within the land under boundary control of SEM logistics and is 
a top tier COMAH domino site.

Provisions for enhanced security have been made by providing additional security fencing and access 
arrangements around that area.

The proposed fencing is show on Figure 7 and 8 below.

Figure 7 - New Fence line Waterston
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2.5 Economic

The development will directly benefit Pembrokeshire and Wales. The operation will create 450  
full time jobs and will bring several hundreds of millions of pound of private inward investment to  
the area.

The creation of full time jobs will directly benefit the local community and will enhance the sustainability 
of existing businesses in the area, that will supply a wide range of services and products to the facility.

Figure 8 – New Entrance Layout
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3.2

3.1

Planning Policy3.0

A full discussion of relevant planning policy is given within Chapter 6 of the EIA and key legislation is 
summarised below: -

National Planning Policy

The Welsh Government (WG) is responsible for the overall framework of the planning system in 
Wales and in January 2016, published the 8th edition of Planning Policy Wales (PPW). It provides the 
policy framework by which local authorities should develop their own Local Development Plans (LDP).

This policy document is supplemented by topic-based Technical Advice Notes (TANs), and procedural 
guidance which is given by Welsh Office, National Assembly for Wales and Welsh Government 
circulars.

The Application offers excellent sustainability characteristics and is fully supported by the following 
policies; 

PPW part 4 identifies the need to Plan for Sustainability. The proposed development enables 
the generation of low carbon energy on a brownfield site and use of low grade heat to promote 
sustainable aquaculture, horticulture and food production. Cultured species of Algae will be used 
to capture of some of the CO2 and generate a source of food for both the fish and prawn farms. 
Research projects with local universities will be carried out on site to develop different techniques 
for growing and processing various species of Algae on site to increase the rate and degree of CO2 
capture. The results of this work will be shared with the local college with the aim of developing 
training courses for future and current employees.

PPW part 7: Economic Development clearly sets out in section 7.4 that Local Authorities should look 
favourably on on-site low carbon energy generation. 

PPW part 12: Infrastructure and Services clearly sets out a requirement to encourage generation of 
low carbon energy. 

PPW part 13 sets out the principles of minimising and managing environmental risks and pollution. 
The submitted EIA clearly sets out how the potential risks have been minimised and managed in the 
design of the proposed facility.

In November 2008 the Planning and Energy Act 2008 became law, enabling local Planning Authorities 
in Wales to set requirements for the generation of energy from renewable sources, low carbon 
energy and for energy efficiency to be included in the LDP.

Technical Advice Notes

The following Technical Advice Notes apply to the proposal and have been considered during the 
design process: -

•  TAN 5: Nature Conservation and Planning;
•  TAN 8: Renewable Energy;
•  TAN 11: Noise;
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3.2.1

3.2.2

3.2.3

3.2.4

3.2.5

•  TAN 12: Design;
•  TAN 15: Development and Flood Risk 2004;
•  TAN 18: Transport.

TAN 5: Nature Conservation and Planning

The EIA identifies all of the major ecological and environmental issues related to the proposal and sets 
out how the development meets the requirements of National, Regional and Local Planning policy.
 

TAN 8: Renewable Energy

TAN 8 deals primarily with major renewable energy producing proposals and sets out the targets that 
WG are trying to achieve with low carbon energy generation. The EIA sets out how this proposal will 
enable these targets to be met and how it sits within the overall National Planning Policy.

TAN 11: Noise

Tan 11 provides advice on how the planning system can be used to minimise the adverse impact 
of noise without placing unreasonable restrictions on development or adding unduly to the costs 
and administrative burdens of business. It outlines some of the main considerations which planning 
authorities should take into account in drawing-up development plan policies and when determining 
planning applications for development which will either generate noise or be exposed to existing 
noise sources.

The EIA sets out in detail how noise has been considered within the design process and the measures 
taken to ensure that there is no significant adverse noise impact on surrounding occupiers.

TAN 12: Design

TAN 12 sets out the objectives of good design. The proposal meets these requirements, which are: -

• Ensuring ease of access for all;
• Sustaining or enhancing local character;
• Promoting legible development;
• Promoting a successful relationship between public and private space;
• Promoting quality, choice and variety;
• Promoting innovative design;
• Ensuring attractive, safe public spaces;
• Security through natural surveillance;
• Achieving efficient use and protection of natural resources;
• Enhancing biodiversity;
• Promoting sustainable means of travel.

TAN 15: Development & Flood Risk

TAN 15 sets out parameters for designing in areas where flooding is a potential issue. The document 
refers to Development Advice Maps which define areas into a range of categories.

The EIA considers flooding and concludes that the site does not lie within an area that is, or will be 
at risk from coastal flooding.
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3.2.6

3.2.7

3.2.7.1

TAN18: Transport 

TAN 18 describes how to integrate land use and transport planning and explains how transport 
impacts should be assessed and mitigated.

Standards referenced within the TAN such as the “Design Manual for Roads and Bridges” have been 
utilised in the preparation of the EIA and the assessment of the jetty and existing highway network.

A comprehensive transport assessment is included at Chapter 12 of the EIA.

Local Planning Policy

The Pembrokeshire LDP (Local Development Plan) was implemented on the 28th February 2013 and 
replaces the Joint Unitary Development Plan for Pembrokeshire (JUDP), adopted in 2006, for all parts 
of Pembrokeshire that lie outside Pembrokeshire Coast National Park.

The LDP establishes a Vision based development strategy and policies to guide the development 
and use of land in Pembrokeshire from adoption to 2021. It provides the policy context for directing 
development to appropriate locations, conserving the natural, built and historic environment and 
providing a basis for rational and consistent decision making on planning applications. The base date 
for the Plan’s land use allocations is 2011.

The vision for Pembrokeshire identified in the Plan is: -

“To ensure that Pembrokeshire is prosperous and that it remains vibrant and special by creating; a 
network of strong urban and rural communities in Hub towns, Service Centres, Service and Local 
Villages supported by a robust, sustainable, diverse high value-adding economy underpinned by the 
Area’s unique environment, maritime access to the Milford Haven Waterway and Fishguard Harbour 
and internationally important energy and tourism opportunities.”

The LDP provides a sound basis to deliver sustainable development, well supported by evidence, 
consistent with national policy and the adopted / emerging local development plans of neighbouring 
local planning authorities.

The Plan sets out both Strategic and General Policies against which planning applications are 
assessed. The following sections describe where the proposed development is in accordance with 
relevant policies.

SP 1 Sustainable Development

SP1 states “All development proposals must demonstrate how positive economic, social and 
environmental impacts will be achieved and adverse impacts minimised.

Section 2 of this document sets out the positive social and economic impacts of this proposal and 
Section 7 sets out the environmental impacts and sustainability of the design.

The proposed development is on previously developed brownfield industrial land. 

The generation of low carbon energy, the creation of highly skilled jobs and the potential to develop a 
knowledge base, demonstrate how the proposal meets the strategic aims of SP1.
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3.2.7.2

3.2.7.3

3.2.7.4

3.2.7.5

3.2.7.6

SP2 Port and Energy Related Development

The site is within the zone allocated for port and energy related development and the Blackbridge site 
is also designated as a strategic employment area within the LDP. The Application is based upon use 
of the Port facility both at the site and at Pembroke Dock.

GN.1 General Development Policy

GN 1 sets out a range of criteria against which proposals will be assessed. This proposal meets all 9 
of the criteria as follows: -

• The core development area is for B2 use on an existing B2 site allocation;
• The proposal will not have any significant detrimental effect on local amenity as described within  
 the EIA;
• The proposal will not adversely affect the landscape character of the national park as it is located on  
 an existing industrial site outside the park boundary;
• The impact of the proposals on the environment and protected species has been thoroughly  
 assessed as set out in the EIA and, with the implementation of the mitigation proposals, there  
 will be no longterm adverse impacts. The proposed mitigation measures will enhance the long  
 term ecological value of the site; 
• The location is accessible and will not impact on highway safety or produce traffic movements  
 in excess of the capacity of the highway network. The design has been carefully produced to  
 minimise impact on traffic movements;
• Adequate parking is provided and appropriate infrastructure is included within the proposal;
• The proposal will not result in unacceptable harm to Health and Safety;
• The proposal will not have an adverse impact on water quality;
• The proposal does not contribute to the coalescence of distinct settlements nor create or  
 consolidate ribbon development.

GN.2 Sustainable Design

The proposal meets all of the relevant aspects of GN2.

• It is an appropriate design for the function and contributes to the local context;
• It is appropriate to the character and context of the area (Industrial Development);
• It is resource efficient and is a net producer of low carbon energy;
• The site and buildings are accessible.

GN.3 Infrastructure and New Development

The proposal will not generate any additional infrastructure requirements that are not funded as part 
of the proposal. 

GN.4 Resource Efficiency

The proposal is to generate low carbon energy from virgin and recovered biomass and as such should 
be supported as set out in GN4.
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3.2.7.7

3.2.7.8

3.2.7.9

3.2.7.10

GN.5 Employment Allocations

The proposed BtEf site is on Industrial Land with the Blackbridge site defined as a strategic 
employment site (S/EMP/086/LDP/01) and the remainder of the Blackbridge Development and the 
Waterston Aquaculture facility is allocated for port and energy related development and as such is 
accordance with GN5.

GN.8 Protection of Employment Sites and Buildings

The BtEf, Blackbridge Eco Park and Waterston Aquaculture facility is allocated as B2 Industrial Use on 
an allocated Employment site and as such is in accordance with GN8.

GN.9 Extensions to Employment Sites

The majority of the proposal lies within on existing industrial land and the scale and nature of the 
proposal is compatible with its location. [However, the cheese factory, packaging factory and new car 
park are located on land outside of the LDP]. This location has been chosen to ensure that employment 
densities are compatible with the COMAH regulations applied to existing industries. 

Policy GN9 states that: - 

“Proposals to diversify or intensify employment uses and/or extend them onto adjacent land will be 
permitted where the scale and nature of the original development together with the extension is 
compatible with its location”.

The site of the proposed cheese factory and packaging facility has been used previously as ancillary 
parking and hardstanding for the existing industry at the Waterston site. The extension of the industrial 
land is appropriate under GN9 and it will enable heat to be used to create products, whilst maintaining 
high employment density outside of existing COMAH zones. 

GN.37 Protection and Enhancement of Biodiversity

The proposal is for a B2 Industrial use on a predominantly existing B2 industrial site. 

The majority of the site currently comprises a mix of tarmac and other hardstanding areas. 
Comprehensive ecological surveys have been conducted and mitigation proposals identified where 
required to ensure that there are no long term adverse impacts from the development. The surveys 
undertaken and mitigation proposals are discussed in Chapter 10 of the EIA. 
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Involvement Consultation4.0

Detailed discussions have taken place with a wide range of statutory and non statutory bodies during 
the preparation of this application.
 
A scoping opinion request has been provided to the Local Authority and NRW in October 2015 with a 
response received in December 2015. 

Following the Developments of National Significance (DNS) Wales legislation coming into force on 
the 1st of March 2016, additional consultation has been undertaken in line with the DNS published 
guidance.

Details of the consultations that have taken place are discussed within the DNS consultation report 
which has been included with the Application and has not been duplicated here.

Design Evolution
Outcomes of the consultation have led to design changes and additions to the proposal in order to 
address or mitigate concerns which were highlighted.

Notable changes to the proposal include: -
• The addition of a cold ironing building at Blackbridge – During consultation, concern was  
 expressed at the potential for noise generated by the ships and the emissions that are sometimes  
 caused by stationary vessels that need to keep their engines running during off-loading. Residents  
 noted that other ships in the haven sometimes leave their engines running to provide power, which  
 had generated elevated levels of noise whic they found disruptive. In order to mitigate the impact  
 of the Egnedol ships, a cold ironing building was added to the design which will provide power to  
 the ships from the shore, enabling the ship to shut down its engines eliminating this noise source.

• Relocating the emission stack into an area of the site which is shielded by natural topography to  
 minimise visual impact – Consultation identified the importance of visual amenity of the area within  
 which the development site is located, lying adjacent to the Pembrokeshire Marine SAC, Coastal  
 Footpath and within designated historic landscape areas. The stack is the most visually intrusive  
 feature of the proposed development. In order to mitigate the impact, the stack was located at  
 a low elevation of ~8m AOD behind a cliff feature between 30 and 40m AOD. The stack is further  
 shielded by buildings within the development. Detailed Atmospheric Dispersion Modelling under 
 taken and discussed in Chapter 8 of the EIA required a stack height of 60m at the new location to  
 meet deposition limits. This results in 50% or less of the stack projecting above the surrounding  
 land features, minimising its impact. This conclusion was corroborated by a detailed visual impact  
 assessment of the development, which is discussed within section 9 of the EIA.

• Development of existing single lane access road into a two lane road – Discussions with regulators  
 identified potential constraints around Blackbridge for large vehicles such as HGVs. An existing  
 single lane road connects the Blackbridge site to the B4325 opposite the Waterston Industrial  
 Estate. This access road will be developed into a two lane road capable of accepting HGVs. The  
 new road will be utilised for Construction Traffic and vehicles for the Blackbridge Development.

• Creation of parking facilities to the north of Waterston and the implementation of a park and ride  
 system – Public Consultation strongly highlighted local residents concerns about increased traffic  
 volumes, particularly travelling through the village of Waterston. In order to mitigate these  
 concerns, the applicants have secured an option on land to the north of the proposed cheese and  
 packaging facilities. The applicant is proposing to develop this land into a car park which can be used  
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 during both construction and operation of the site. A park and ride system will be implemented  
 which will reduce the number of two way traffic movement per shift down to the Blackbridge  
 site to ten or less. The car park location will also permit those working at the Waterston site or  
 in the cheese or packaging factories to walk directly to work. Egnedol are also open to discussions  
 about making parking facilities available for adjacent industrial users. A 15m landscape buffer zone  
 is proposed between the existing houses and the new car park. 

• Relocation of the heat main – The proposed route of the heat main has been relocated following  
 discussions with SEM Logistics and Dragon LNG. The new route utilises existing culverts and pipe  
 tracks. This reduces the potential for site disruption during construction and development cost

• Relocation of the Blackbridge Eco-park car parking area – Following receipt of comments received  
 from the Pembrokeshire Council Landscape and Visual Impact Department, the parking facilities at  
 the Blackbridge Eco-park have been relocated to the eastern end of the eco-park area to reduce  
 their visual impact.

• Greenhouse scheme – The photomontages prepared shown the greenhouses as bright white.  
 The greenhouse material itself is a translucent plastic. However, in order to adopt a conservative  
 approach with respect to views from nearby sensitive receptors, screening bunds have been  
 added and the planting scheme developed to provide additional screening in accordance with  
 recommendations received from the Pembrokeshire Council Landscape department.
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5.2

5.1

Design / Character5.0

In line with the guidance provided by Planning Policy Wales and the Local Authority LDP, information 
is given here on the general concept of the design, namely: -

• Use;
• Amount;
• Layout;
• Scale;
• Appearance;
• Access – (see section 8)
• Landscaping.

A description of how the development relates to the character and context of its surroundings is set 
out within the Landscape and Visual Impact section of the EIA in Chapter 9. The use of the site and 
amount of development is commensurate with the sites history and strategic employment location. 

The site layout has been developed to meet the operational requirements and process flow. Whilst 
being sympathetic to its industrial heritage and landscape. 

Large historical parking areas exist at both Blackbridge and Waterston which will be reinstated, with 
a new primary car park for site workers being proposed at Waterston, that will be the base for a park 
and ride scheme, as outlined previously and in Chapter 12 of the EIA. An additional parking area will be 
created adjacent to the Blackbridge Eco-park greenhouses. Parking will include a suitable allocation 
of disabled spaces. 

A covered cycle store will be provided at both the Waterston and Blackbridge sites.

Layout – Buildings

The buildings themselves are simple in layout as their function is mostly to protect the equipment 
and operatives from the weather. They are generally single or double skin cladding on a steel frame. 

Welfare facilities are included in most buildings with larger facilities including a staff mess room 
located in the office buildings. 

Scale

The proposed buildings are large in scale as they have to fully enclose the equipment within them. 
However, given the scale of the existing buildings on the former RNAD site and the scale of the  
buildings on the former Gulf Oil Site, their scale will not be overly dominant for their setting.
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Plate 4 View of proposed development from Milford 

Plate 5 View of proposed development from Blackbridge
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5.3

5.4

Appearance

The buildings are simple in appearance reflecting their simple function of keeping wind and rain off 
the equipment inside them.

The buildings are generally steel cladding, with the final sheeting colour to be agreed with the local 
authority.

Detailed elevations have been submitted with the application. In addition a series of models showing 
the building mass from a variety of viewpoints have been included in the submitted EIA.

The landscape and visual impact assessment includes photomontages which have been prepared 
from key viewpoints of the site and provide a comparison of the existing and proposed views of the 
development.

Landscaping

Given the Industrial nature of the main site areas, a selective landscaping scheme has been proposed 
in these areas whilst a more wide ranging and robust ecological management and enhancement plan 
is planned for surrounding areas of the development.
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6.1

6.2

Design Objectives6.0

The design process for the proposed Egnedol development has taken account of the requirements 
and guidance of the Welsh Government’s Technical Advice Note on Design (TAN 12: Design).

TAN 12 indicates that early consideration of design, well in advance of any application, is essential and 
goes on to state that the site context, together with the development of a vision and agreed design 
objectives, must be established and remain central to the evolutionary design process.

TAN 12 also recommends that a multi-disciplined collaborative approach and a shared ambition for 
quality is important in delivering good design and that it should be evident at the design process 
stage.

The Developers have sought expert design advice from architects and landscape architects. They 
have also engaged with the local community and carefully considered the comments received during 
the voluntary and statutory consultation exercises undertaken.

TAN 12 identifies clear objectives for good design and these objectives are fundamental to 
the design process. The identified objectives are: -

• Access;
• Character;
• Community safety;
• Environmental sustainability; and
• Movement.

The following text describes how these objectives have influenced the present design proposals 
and formed part of the design process. It also describes the approach to be adopted in respect of 
site lighting, although this is subject to amendment following future comments and guidance from 
regulators.

Access

Ease of access to all areas within the site has been provided by adopting inclusive design principles 
through consultation. It is accepted that this element must be a continuous exercise to adapt to the 
requirements of inclusiveness over time and having regard to necessary site security measures.

Character

The interrelationship between the site and the surrounding landscape is of key importance to sustain 
and enhance local character. The scale and massing of the BtEf development is larger that the existing 
RNAD buildings and is in a prominent location on the Haven. 

The facility has been designed to visually blend into the existing landscape with external material 
choice making reference to colours that are characteristic of the local landscape.
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6.3

6.4

6.5

6.6

Community Safety

The high quality design will provide a safe environment that takes into account public health, crime 
prevention and community safety considerations while also producing a sense of ownership and 
responsibility. 

The site will be secured to minimised issues associated with trespass. 

The Pembrokeshire Coastal Path crosses the site access road. A careful design approach has been 
taken to ensure that pedestrians are safe and that they are guided through the access road safely. 

Movement 

Movement within the facility will follow predetermined circulation routes that have been designed to 
reduce conflict, to segregate users and address health and safety issues. 
 

Lighting 

The facility will be lit appropriately for safety and operational reasons. The lighting design will take 
reference from the suggestions contained within the ecological proposed lighting plan provided  
as Figure 10.23 in Chapter 10 Ecology. Carefully consideration will be given to ensuring that  
potential impacts upon local residents and wildlife are minimised. The temporary site lighting during 
the construction phase will comply with regulations with respect to health and safety and whilst 
being sympathetic to the requirements to protect the sensitive ecological features. The choice and 
implementation of lighting will be designed in line with current best practice for the reduction of  
intrusive light and the avoidance of light pollution. 

The lighting design will incorporate the following principles: -
• Avoidance of illumination in sensitive areas: light spillage will be avoided around bat roosts, along  
 bat flight corridors and high quality habitats. This principle also extends to other ecological receptors  
 including the nature conservation areas; 
• Light source: the potential impacts will be minimised by the use of low pressure sodium lamps or  
 high pressure sodium instead of mercury or metal halide lamps;
• Luminaries and lighting direction: lighting will be directed to where it is needed and light spillage  
 avoided. This will be achieved by the design of the luminaires and by using accessories such as  
 hoods, cowls, louvers and shields to direct light to the intended areas only; 
• Timing and duration of use of lighting: where specific needs arise, constraints to the level and  
 duration of lighting will be implemented;
• Light columns: consideration will be given to placing light columns sympathetically for a given  
 location, to retain either a low level lighting column or high level downward/inward directing  
 light column;
• Light levels: light intensity will be determined by the specific need for each location, and minimised
 to that required;
• Architectural design: to the extent that is consistent with safety requirements, lighting will be  
 designed sympathetically with the architectural design.

Design Principles

In addressing the opportunities and constraints of the Application Site together with the development 
brief, the following broad design principles have been established: -
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6.7

6.8

6.9

• Aspirational - the facility should establish itself as an exemplar of sustainable development;
• Sustainable - the facility will minimise its negative impact effect on the environment and assist with  
 reducing climate change in Wales;
• Safe - the facility will be designed to operate and to be constructed in a safe manner;
• Secure – the facility will provide a safe environment for staff and visitors;
• Sympathetic - the development will respond to, and complement, its sensitive setting;
• Flexible - the development will have the ability to adapt to varying demands for electricity, liquid  
 fuels and heat during its lifetime; 
• Well designed - the facility be fit into the character of the existing buildings where these are present  
 and should, perform its required functions, and sit well within its surroundings.

Volume, Scale and Height

The size of the proposed BtEf structures are partly dictated by the existing footprint of structures that 
will be refurbished and partly by the size of the equipment within them. 

The size of the buildings associated with the eco parks is due to functionality and to comply with 
industry standard requirements for structures of this nature. 

Site Layout

The layout of the facility has been developed following the process flow. Feedstock delivery via the 
jetty has been a key factor in developing the layout for the BtEf part of the facility. The locations of 
the existing structures provides a logical footprint for the rest of the BtEf development. The feedstock 
storage building will be the largest new structure in the development. This has been located inside 
an existing valley that is shielded on all sides from sensitive receptors with respect to visual impact. 

The Blackbridge Eco Park contains both algae production and horticultural units. These will use heat 
and CO2 from the BtEf and consequently need to be positioned close to it. The Algae units are able 
to accept relatively warm gas containing CO2 and therefore design considerations require the units to 
be as close as is possible to the BtEf. The horticultural units will accept CO2 from the BtEf but this will 
need to be cooled prior to delivery, and consequently they are further away from the facility.

The Waterston Aquaculture units, Cheese factory and packaging plant will accept warm water  
from the BtEf. This can be transmitted over great distances and consequently the design elects to 
construct them at Waterston. The employment density in the cheese factory and packaging facility 
are higher than in the aquaculture units, and consequently the design places these outside of the 
zones that would be considered to be problematic by the HSE, due to the COMAH designations of 
the existing industries at Waterston.

Appearance

The design team has carefully considered the scale and location of the site and the appearance of the 
facility has been developed to integrate with the surroundings, be proportional and to provide a high 
quality bespoke development.

The structures are well detailed and will enable easy access for maintenance.

The design combines the functional requirements of the process technology with the need for a 
weather proof envelope. 
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6.10

The design considers the visual impact on the local community and provides an attractive, sustainable
and high efficiency facility that fits well into its surroundings creating a distinctive sense of place.

The philosophy of the architecture reflects its history and location and seeks to establish a series 
of buildings/structures that relate boldly, yet directly, to the immediate and surrounding topography.

The form of the facility has been carefully designed to recognise the importance of the views into 
the site and the importance of the amenity of those communities that will experience those views. 

Landscaping and Biodiversity

The interrelationship between the facility and the landscape in which it will be seen is of key  
importance. The landscape and visual impact of the facility is detailed in Chapter 9 of the EIA. 

The landscape containing the site has a low sensitivity to the proposed development by virtue of  
existing detractors in the landscape setting (the existing industrial activity) and the fact that the  
proposed design is of a type and scale considered to be in keeping with those in the surrounding area. 

With respect to the landscape of the site itself (or the sites themselves, as the case may be)  
given their present brownfield condition and the scale of dereliction at Blackbridge in particular, it is 
considered that this warrants a very low sensitivity

The magnitude of change to landscape character, resulting from the design will be low within the  
wider context of the area due to the relatively limited visibility of much of the site from publicly  
accessible areas which limits the perception of its re-development and by virtue of the re-use of many 
of the existing derelict structures which currently mar the site and views towards it. 

Though elements of the proposed design are on a large scale, given the scale of industrial features 
already present within the landscape, they aren’t considered to be uncharacteristically large. As a 
result, the design has achieved a character that will have a moderate/minor effect on the character of 
the site and a minor/negligible effect on the wider landscape

The design has enabled the development of the site to be experienced over a relatively limited area, 
particularly compared to that which might be anticipated for a development of this scale. 

The visual envelope of the site has been shown to be almost entirely contained to the south of  
the ridge, which lies a short distance to the north of the Waterston site with publicly available views, 
essentially limited to users of the coastal path to the immediate east of the site and across the  
channel to the south, and to receptors located within and in the vicinity of existing residential areas 
to the west, on the eastern edge of Milford Haven, along ‘the Rath’ and within ‘Pill’. Some properties  
lying further west, beyond Milford marina will also have views toward the site, though at some  
distance and primarily from upper floors such that effects are likely to be minimised.

Both the Waterston Eco Park and the Cheese Factory site are well enclosed by a combination of  
existing vegetation and built form. In the case of the Waterston site, this essentially means it is not 
visible from beyond the bounds of the existing refinery. Similarly, the cheese factory proposals have 
some potential to be seen by residential receptors in upper floor windows from a small handful 
of properties adjacent to the site. However, such visibility should readily be mitigated by strategic  
design of planting along the western boundary of that area. Again, effects on public views here are 
considered minimal, particularly in the context of the wider proposals.
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Community Safety7.0

The Proposal will not have any adverse impact on community safety. The Proposal is located on 
previously developed land with the majority lying within existing industrial development areas not 
accessible to the public. 

The development will bring derelict buildings that have had undesirable uses, back into secure 
commercial operation with proper security measures in place. 

Whilst the facility will not be accessible to members of the public or visitors unless they have made an 
appointment to visit and have first reported to security, and then reception, the principles of designing 
for community safety, a central part of ‘Secured by Design’, have been considered within the proposal 
and involve: -

• Environmental quality and sense of ownership;
• Natural surveillance;
• Access and footpaths;
• Open space provision; and
• Lighting.

Further discussions with the local police architectural liaison officer will be required at detailed  
design stage. 

Any internal public areas will be readily visible from operational areas of the facility. 

All features and materials will comply with the relevant “Approved Documents” under the current 
Building Regulations and in conjunction with the specific advice that will be sought from Mid and 
West Wales Fire and Rescue Service with respect to fire safety for non-domestic premises.
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8.4

8.3

8.2

8.1

Environmental Sustainability8.0

Materials

The materials proposed for the project have been sourced with sustainability in mind. The walls, 
floors, roof and internal finishes aim to achieve an A or A+ rating in the Green Guide to Specification 
(published by BRE) where possible.

Wherever possible, recycled aggregates will be used in the construction of new floor slabs and  
substructures.

Existing buildings will be refurbished at the Blackbridge site.

Energy Efficiency

Where appropriate, roof and walls will be insulated in excess of the recommended u values. A very 
low air permeability rate will be designed in to further ensure the energy efficiency of the building.

The site will be a net exporter of sustainable energy to the Grid and low grade heat will be utilised to 
drive sustainable food production and algae units.

The control room, site offices and amenity facilities will be insulated and will be designed to minimise 
the energy needed for heating and lighting. 

All principal windows and external doors will be double glazed to prevent heat loss together with the 
use of specialist glass to retain heat in winter and reduce overheating in the summer.

Water Usage and Drainage

The water usage on site is moderate but will be supplemented by extensive rainwater harvesting. All 
taps etc will be low flow rate.

The drainage proposals are described in the EIA where it is confirmed that sustainability and the  
protection of the immediate environment is a key factor in the design of the systems.

Transport

A transport assessment has been undertaken and is provided within the EIA.

There will be no vehicle movements associated with the delivery of feedstock as this will be delivered 
via the jetty.

Operational phase traffic movements will be restricted to staff travel, product removal from the eco 
parks and delivery of ancillary materials such as process chemicals and maintenance materials.

The design has been undertaken to enable controlled circulation of all site traffic to reduce conflict 
and to address potential health and safety issues.
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8.5

8.6

8.7

8.8

Vehicle Parking

A new parking area is proposed to the north of the cheese factory and packaging facility. This will 
provide a park and ride facility for the staff and will significantly reduce traffic movements through 
Waterston.

Toilet Facilities

Wheelchair accessible lavatories will be provided in selected buildings in accordance with the  
recommendations of BS8300: 2001 and the guidance identified in the current Building Regulations. 
All doors to wheelchair accessible lavatories will open outwards. Toilets, changing and shower rooms 
will be provided for the administration office and control room and will be made available for all  
personnel based at the facility. Thus amenities will be available for those who choose to cycle or walk 
to work.

Staff Training

Disability awareness training, the testing and use of specialised equipment such as induction  
loops, personalised lighting and communication equipment will be an integral part of an ongoing staff 
development programme.

Open Space Provision

The Applicant owns large swathes of land at the site that are not proposed for development under 
this proposal.

Some of these areas are utilised by the public at certain times of the year to collect large numbers 
of daffodils that are then sold for charitable causes. The Applicant wishes to see this activity continue 
and will assist charitable groups in this endeavour.

Large sections of the site have been set aside for ecological enhancement, mitigation and  
management. Some of these zones will be provided with controlled access routes and will provide 
amenity for staff and visitors.
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9.3

9.2

9.1

Access Statement9.0

This section explains how the proposed access arrangements make reasonable provision for all users 
to have equal and convenient access to the buildings from the boundary, within the site itself and also 
within the individual buildings.

The following legislation and guidance have been referred to during the design process and have 
influenced the design in terms of access: -

• The Disability Discrimination Act 1995;
• Building Regulations Part M (Access to and Use of Buildings);
• BS8300:2001 (Design of Buildings and their approaches to meet the needs of disabled people).

A summary of the site’s accessibility in terms of public transport links, walking and cycling connections 
and access to local facilities is included below.

Movement to and from the Site

The development is designed to be accessible to all. Access to the site has been considered and a 
brief description is set out below.

Access to the BtEf, Blackbridge eco park and Waterston Aquaculture facility will be controlled by 
security measures and manned gatehouses. Access will be via the existing road network junctions 
off the B4325.

Vehicle Access

The proposed development site is situated just off the B4325 and has three separate access roads. 
The Blackbridge site can be accessed by one of two private access roads depending on the direction 
of travel towards the site. The Waterston site also has private access points located off Hazelbeach 
Road.

The private access roads will be improved to ensure that they are suitable for all forms of road traffic.

Pedestrian Access

Pedestrian access is available to the whole of the facility and will be encouraged from the location 
of the proposed car park. A new zebra crossing in proposed to ensure safe passage for pedestrians 
across Hazelbeach Road.

Pedestrian access to the cheese factory, packaging factory and Waterston Aquaculture facility will be 
required for all operatives.

A new footpath is proposed to link the car park to these developments and to the existing entrance to 
the Dragon LNG / SEM logistics gate house. The footpath will be designed to wheelchair standards of 
gradient with non-slip surfaces. It will have contrasting coloured bands and texture to aid perception 
for people who have visual impairments.
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The route to the entrance of the facilities will be signposted to meet the recommendations of the 
Sign Design Guide, published by the Sign Design Society. The designated entrance will be highlighted 
using colour and luminance contrast and an appropriate level of lighting.

There are adopted footpaths at both Blackbridge and Waterston that connect to the wider footpath 
network. Figure 9 shown walking times in minutes to site from within the local communities.

Figure 9A – Walking Time to Blackbridge Site

Figure 9B - Walking Time to Waterston
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There is easy access to the site by cycle from the road network. Figure 10 shown cycling times in 
minutes to site from within the local communities. 

Pembrokeshire Coast Footpath crosses the access road to the Blackbridge sites. This strategic  
footpath will be maintained where it crosses the site. 

Figure 10A – Cycling Time to Blackbridge

Figure 10B - Cycling Time to Waterston
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9.4

9.5

Public Transport Access

The site is located on a bus route from Pembroke Dock to Milford Haven. 

There are train stations in Pembroke Dock and Milford Haven with regular service to Tenby, Swansea, 
Carmarthen and Cardiff.

Irish Ferries operate a freight-passenger service from Pembroke Dock to Rosslare, in southern Ireland 
from a terminal approximately 1km to the 5km by road south east of the development site.

Movement within the site and buildings

The Proposal has been designed to allow access for all to and within the buildings where possible.

Access to the buildings will be by way of a level approach to ensure ease of access for disabled users.

All new doors within the buildings will meet the requirements of Part M and be coloured to ensure 
that they are recognisable to partially sighted users

All buildings have been designed to fully comply with Part M of the Building Regulations.

On arrival at the facility drivers / visitors will be advised of where and how to proceed beyond  
that point.

The exact location of horizontal and vertical circulation routes within the buildings, and selection 
of materials for internal finishes, will be finalised during the detailed design phase following the  
tendering procedures and final selection of the internal plant and equipment. In many cases, due 
to the nature of the facility and the considerable size of the spaces, detailed design decisions will  
meet, and may exceed, the latest best practice guidance in terms of width of corridors, doors and 
manoeuvring spaces. Surface finishes to walls, floors and ceilings, colour and luminance contrast, 
lighting and usability features such as, for example, control panels and switches, will be addressed 
in accordance. 
 
Evacuation procedures will be put in place to ensure that people with disabilities are evacuated first 
from the facility when the fire alarms are activated. Notification of people with a hearing impairment 
of the need to evacuate the building, particularly where the person may be alone (e.g. in a lavatory or 
cellular office) will be provided by flashing lights in accordance with best practice.
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Summary and Conclusions10.0

This proposal meets all of the requirements and aspirations of the Pembrokeshire LDP, company 
design philosophy and all relevant SPG’s and will provide a well designed facility that is appropriate 
in this setting.

The facility will provide low carbon energy from a renewable feedstock and will utilise low grade heat 
in eco-park units.

The development will bring derelict buildings and former industrial land back into beneficial use.

The proposal lies within a designated employment zone and will create and secure valuable skilled 
jobs, and place large investment directly into the local economy. The operation will create around 300 
jobs during the construction phase and 450 full time operational jobs in a variety of roles.

The development within Pembrokeshire will raise the profile of the county on a national and 
international level. 

The development will lead to the creation a skilled manufacturing job-base, and via links with 
universities and the local college, will create a centre of excellence in this industry.
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> Appendix A 
Master Plan
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K E Y - BLACKBRIDGE ECO PARK AND BIOMASS TO ENERGY FACILITY

1 PYROLYSER BUILDING

Existing building extensively refurbished and increased in

overall height (Approx 150m x 45m x 24m high)

2 GAS TO LIQUID TECHNOLOGY AND RESIDUE STORAGE AREA

Approx 30m x 45m of Existing Building

3 GRINDING HALL

Existing building refurbished 62m x 45m x 7m to top of barrel roof

4 STORAGE BUILDING

Storage Building 120m x 50m x 24m high - New Building

5 ENGINE HOUSE

Engine House 80m x 33m x 15m high  - New Building

6 STACK

4No. 3m Diameter, 60m Tall Stacks in Steel Frame

7 GAS STORAGE AREA

Open storage with secure enclosure

8a CAR PARK AREA

Approx 3000m2

8b CAR PARK AREA

Approx 3000m2

9 EXHAUST GAS CONDITIONING AND ALGAE PROPAGATION

108m x 63m x 8m high - New Building

10 DRYER HALL

Dryer Hall 96m x 52m x 15m high - New Building

11a JETTY

Enclosed Conveyor 5m x 5m high

11b JETTY

2No. Pneumatic Towers 5m x 15m high

12 CONTROL BUILDING

Control Room Existing Refurbished

Building

13 COLD IRONING BUILDING

Cold ironing building 10m x 6m x 6m high

14 OFFICES

Existing building refurbished

15 ALGAE BIOREACTOR UNITS

4 No 50m x 50m x 6m

16 GREEN HOUSES

2 Greenhouse units each comprising

50No. 24m x 8m structures - 2.1m to Gutter, 2.9m to Ridge

17 MV ROOM

14m x 27m x 15m high

18  TRANSFORMER YARD AREA

40m x 80m

19 BIO FUEL STORAGE TANK

5m Diameter, 5m Tall, Double Skinned and

Bunded within lean-to structure from building
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K E Y - WATERSTON ECO PARK LAYOUT

20 HEAT EXCHANGE AND STORAGE BUILDING

This unit split to accommodate heat exchange units

and feed store 76m x 20m x 6m high

21 AQUACULTURE UNITS

3No. new buildings 76m x 20m x 6m high

22 AQUACULTURE UNITS

2No. new buildings 142m x 41m x 6m high

23 GREENHOUSES - ALGAE WATER TREATMENT

12No. 48m x 24m

24 PACKAGING FACILITY

47m x 20m x 6m high - New building

25 CHEESE FACTORY

47m x 20m x 6m high - New building

26 3No. GATE HOUSES

4m x 3m - New buildings

27 NEW CONSTRUCTION AND OPERATIONAL CAR PARK

for Blackbridge and Waterston sites

80m x 235m
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SERVICE CORRIDOR FROM BIOMASS
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IMPROVE EXISTING ACCESS TRACK

TO ENABLE EMERGENCY ACCESS
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INTERNAL ACCESS ROAD
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GRID CONNECTION CABLE ROUTE

Cable Route
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