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COUNCIL CHAMBER

Please note that this meeting will be recorded for subsequent broadcast via the Authority’s 
Internet Site. 

 
The images and sound recording may also be used for training purposes within the Authority.

The Public Seating areas will be in view of the Camera and, by entering the Chamber and using 
the Public Seating Area, Members 

of the Public are consenting to being filmed and to the possible use of those images and 
sound recordings as outlined above.  

This Agenda has been prepared by the 
Democratic Services Department. Any member of the public requiring information should 

contact the department on (01685 725284) or email democratic@merthyr.gov.uk.

Any reference documents referred to but not published as part of this agenda can be found 
on the Council’s website or intranet under Background Papers.

AGENDA

1. Apologies for absence 

2. Declarations of Interest 
Members are reminded of their personal 
responsibility to declare any personal and 
prejudicial interest in respect of matters contained 
in this agenda in accordance with the provisions of 
the Local Government and Finance Act 1992 
relating to Council Tax, the Local Government Act 
2000, the Council’s Constitution and the Members 
Code of Conduct

mailto:democratic@merthyr.gov.uk


Note:

(a) Members are reminded that they must 
identify the item number and subject matter 
that their interest relates to and signify the 
nature of the personal interest and

(b) Where Members withdraw from a Meeting 
as a consequence of the disclosure of a 
prejudicial interest they must notify the 
Chair when they leave

OPEN SESSION

Planning Applications  -  Recommendations under the Town and 
Country Planning Act 1990 and the Planning and Compensation Act 
1991

3. P/16/0378 - Former St Margaret's Spiritualist 
Church, Lower Thomas Street, Merthyr Tydfil 
CF47 0BY 
To consider report of the Deputy Chief Executive 5 - 16

4. P/17/0294 - Y Goedwig, Cardiff Road, Treharris, 
CF46 5NB 
To consider report of the Deputy Chief Executive 17 - 30

Information Reports

5. P/17/0172 - Appeal Decision 
To receive report of the Deputy Chief Executive 31 - 32

6. P/17/0211 - Appeal Decision 
To receive report of the Deputy Chief Executive 33 - 34

7. Review of Planning Application Decisions 2018 
To receive report of the Deputy Chief Executive 35 - 36

8. Delegated Report 
To receive report of the Deputy Chief Executive 37 - 40

9. Any Other Business Deemed Urgent by the Chair 



COMPOSITION: Councillor  C Tovey (Chair) 

Councillors:  J Amos, H Barrett, D Chaplin, M Colbran, 
E Galsworthy, K Gibbs, C T Jones, G Lewis, J Thomas 
and S Thomas

together with appropriate officers

If you would prefer a copy of this agenda in another language please contact 
democratic@merthyr.gov.uk or telephone 01685 725284
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DATE WRITTEN 15th February 2018 

REPORT AUTHOR Judith Jones 

CASE OFFICER Rebecca Owens 

COMMITTEE Planning and Regulatory 

COMMITTEE DATE 28th February 2018 

 
 
Application No. Date Determining Authority 
P/16/0378 12th December 2016 MTCBC 
   
Proposed Development Location Name & Address of 

Applicant/Agent 
   
Refurbishment of existing 
building and conversion to 5 
residential units 

Former St Margaret’s 
Spiritualist Church 
Lower Thomas Street 
Merthyr Tydfil 
CF47 0BY 
 

Rental Mental Ltd  
c/o Stephen George 
Architects 
25 Courtland Terrace 
Merthyr Tydfil 
CF47 0DT 
    

 

 
 

This application was received in December 2016. At that time former councillor Linda 
Matthews requested that this application be reported to Committee to consider the 
acceptability of the proposed flat (No. 3) to the rear of the property and the parking issues 
associated with this development. 
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APPLICATION SITE 
 
The application relates to a Grade II Listed Church located within a mainly residential street 
within the Town Centre boundary and the Thomastown Conservation Area as designated 
by the Merthyr Tydfil Local Development Plan 2006-2021.  The church building occupies 
the entire site with the exception of light wells to either side.  The site is bounded by a 
residential dwelling to the south, the offices of a charity to the north, a highway to the west 
and lane to the east. 
 
PROPOSED DEVELOPMENT 
 
Full planning permission is sought for the refurbishment of the building and its conversion 
into five residential flats.  These would comprise of two, one bedroom flats/maisonettes; 
one, two bedroom flat/maisonette and two, one bedroom studios/bedsits. 
 
The two studios/bedsits would be located within the basement of the existing building which 
would require the subdivision of the existing meeting room.  This level would also house the 
sprinkler water storage tank, gas and electricity meters and a refuse and recycling store.  
These would all be accessed via existing external steps from Lower Thomas Street. 
 
The two, one bedroom flats/maisonettes would be located at ground floor level with one 
accessed from the front entrance of the building (off Lower Thomas Street) and the other 
from the rear entrance off Library Lane.  
 
A new first floor level is proposed which would contain the two bedroom flat.  It would be 
accessed via a new spiral staircase proposed in the front lobby. 
 
To necessitate the proposed change of use a number of internal and external alterations to 
the building are proposed. These proposed alterations along with their impact on the 
character and appearance of the listed building are fully assessed under an application for 
listed building consent (P/16/0379) which is being considered under delegated powers by 
the Head of Planning and Countryside before final determination by Cadw. The impact of 
the external alterations in terms of their impact on residential amenity and the character and 
appearance of the conservation area are considered in this report. 
 
PLANNING HISTORY 
 
The relevant planning history is detailed below: 
 
P/13/0394 Replacement of lead on narthex roof with Terne Coated Steel, reduce rear 

chimney and increase height of front railings 
 Granted Listed Building approval subject to conditions on 11 March 2014 
 
P/16/0379  Refurbishment of existing building and conversion to 5 residential units (Listed 

building Consent) – Not yet determined. 
 
CONSULTATION 
 
The following bodies were consulted and their responses are presented below:  
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Engineering & Traffic Group Leader  No objection 
 
Planning Division’s Policy Group Leader No objection 
 
Planning Division’s Countryside Officer  No objection subject to condition 
 
Planning Division’s     No objection subject to conditions 
Design, Heritage & Conservation Officer 
 
Environmental Health Manager   No objection subject to conditions 
 
Dwr Cymru Welsh Water    No objection subject to condition 
 
Wales and West Utilities    No objection 
 
Western Power     No response 
    
PUBLICITY 
 
In accordance with statutory publicity requirements, letters were sent to adjoining properties 
and two site notices were displayed within the vicinity of the site. 
 
One letter of objection was received following this publicity exercise.  This has been signed 
by 28 individuals from 16 separate addresses located within Church Street, Union Terrace 
and Lower Thomas Street.  The main concerns raised are summarised below: 
 

1. Parking spaces designated to this area are already greatly inadequate for the 
number of houses and there is concern over where the residents of the proposed 
flats would park; 
 

2. Concern that there would be extra human traffic along Library Lane with the back 
gates of properties in Union Terrace in close proximity to the entrance to the 
church; 

 
3. Questions over where refuse bins would be stored and the possibility that they 

would be kept in Library Lane which is used by residents of Union Terrace, Lower 
Thomas Street and two cottages in Library Lane. 

 
POLICY CONTEXT 
 
National Policy 
 
Planning Policy Wales (Edition 9, November 2016) is relevant to the determination of this 
planning application.  The following sections are identified as being of particular importance:  
 
Paragraph 4.9 highlights the preference for the re-use of previously developed land. 

 
Paragraph 4.11.10 states “In areas recognised for their landscape, townscape or historic 
value, such as National Parks, Areas of Outstanding Natural Beauty and conservation 
areas, and more widely in areas with an established and distinctive design character, it can 
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be appropriate to seek to promote or reinforce traditional and local distinctiveness. In those 
areas the impact of development on the existing character, the scale and siting of new 
development, and the use of appropriate building materials (including where possible 
sustainably produced materials from local sources), will be particularly important. The 
impact of development on listed buildings should be given particular attention” 
 
Paragraph 6.1.3 notes “The historic environment is relevant to and is a vibrant part of the 
culture and economy of Wales. To enable the historic environment to deliver rich benefits to 
the people of Wales, what is of significance needs to be identified and change that has an 
impact on historic assets must be managed in a sensitive and sustainable way”.  

 
Paragraph 6.1.4 states “Decisions on planning applications and listed building and 
conservation area consents must be based on adequate information provided by the 
applicant and any action must be in proportion to the impact of the proposals, and the 
effects on the significance of the assets and their heritage values” 

 
Paragraph 6.2.1 sets out the objective in relation to protecting, managing and conserving 
the historic environment.  In relation to historic buildings and conservation areas it states 
that proposals should “safeguard the character of historic buildings and manage change so 
that their special architectural and historic interest is preserved; preserve or enhance the 
character or appearance of conservation areas, while at the same time helping them remain 
vibrant and prosperous”;  
 
Paragraph 6.5.11 specifically refers to development proposals affecting a listed building. It 
states “For any development proposal affecting a listed building or its setting, the primary 
material consideration is the statutory requirement to have special regard to the desirability 
of preserving the building, its setting or any features of special architectural or historic 
interest which it possesses.  The aim should be to find the best way to protect and enhance 
the special qualities of listed buildings, retaining them in sustainable use. The continuation 
or reinstatement of the original use should generally be the first option, but not all original 
uses will now be viable or appropriate. The application of development and listed building 
controls should recognise the need for flexibility where new uses have to be considered in 
order to secure a building’s survival or provide it with a sound economic future”. 
 
Paragraph 6.5.21 refers to the conservation areas and states “There will be a strong 
presumption against the granting of planning permission for developments, including 
advertisements, which damage the character or appearance of a conservation area or its 
setting to an unacceptable level...Preservation or enhancement of a conservation area can 
be achieved by a development which either makes a positive contribution to an area’s 
character or appearance or leaves them unharmed. Mitigation measures can also be 
considered which could result in an overall neutral or positive impact of a proposed 
development in a conservation area”. 
 

Paragraph 9.3.3 notes that conversion and adaptation, should not be allowed to damage an 
area’s character or amenity.  Additionally, paragraph 9.3.4 states “In determining 
applications for new housing, local planning authorities should ensure that the proposed 
development does not damage an area’s character and amenity”. 
 
The following Technical Advice Notes (TAN) are also of relevance: 
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 TAN 5: Nature Conservation and Planning (2009) 

 TAN 12: Design (2016) 

 TAN 24: The Historic Environment (2017) 
 
Local Planning Policy 
 
The following policies of the Merthyr Tydfil Local Development Plan 2006-2021 are relevant 
to the determination of this application. 
 
BW1: Development Strategy – Primary Growth Areas 
BW4: Settlement Boundaries/ locational constraints; 
BW6: Townscape and Built Heritage; 
BW7: Sustainable Design and Place Making; 
BW8: Development and Water Environment; 
BW12: Development Proposals and Transport; 
BW17: Securing Community Infrastructure Benefits; 
AS19: Merthyr Tydfil Town Centre 
AS22: Affordable Housing Contributions; 
TB11: Access, parking and accessibility of local facilities. 
 
Furthermore, the application will be determined having regard to the advice contained 
within the following Merthyr Tydfil Local Development Plan 2006-2021, Supplementary 
Planning Guidance Notes: 
 
• SPG Note 1, Affordable Housing; 
• SPG Note 2, Planning Obligations; 
• SPG Note 4, Sustainable Design; 
• SPG Note 5, Nature and Development. 
 
The Thomastown Conservation Area Appraisal (July 2014) further states that preservation 
of the Conservation Area is a priority and identifies Listed Buildings, locally listed buildings 
and buildings that are considered to add positively to the character and appearance of the 
Conservation Area. 
 
PLANNING CONSIDERATIONS 
 
Principle of development 
 
The application site is located within the Primary Growth Area (Policy BW1) and within the 
settlement boundary (Policy BW4) where there is a presumption in favour of development.  
Accordingly, the principle of converting the building for residential use is considered to be 
acceptable subject to other relevant policies and material planning considerations. 
 
Character and visual amenity 
 
It is also noted that this application relates to a Grade II Listed Building which is located 
within the Thomastown Conservation Area.  As such Policy BW6 would be an important 
consideration.  This policy states that development proposals will only be permitted where it 
can be demonstrated they would preserve or enhance the architectural quality, character 
and setting of both the conservation area and listed building. 
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This building positively contributes to not only the street but also the wider conservation 
area.  However, it is clear that the fabric of the building is slowly deteriorating.  Therefore, it 
urgently requires works to bring it back to its former quality and distinctiveness.  The 
proposal, which would bring the listed asset back into use, is welcomed.  Its refurbishment 
would also enhance the conservation area by having a positive impact on its character and 
appearance.   
 
As such the proposal accords with policies BW6 and BW7 of the LDP and it is noted that 
the Design, Heritage and Conservation Officer has not raised any objections in this respect.  
As stated above the effect of the proposed external and internal alterations on the character 
and appearance of the listed building are fully assessed under the listed building 
application.  
 
Residential amenity 
 
The impact of the proposal on the residential amenities of surrounding occupants has also 
been considered.  In this respect, no extensions are proposed and as such the proposed 
conversion would have no additional affect in terms of overshadowing or overbearing 
impact.  Notwithstanding this, it is noted that alterations to the building are proposed 
including changes to existing windows and the insertion of new windows.  The impact of 
these on neighbouring properties is considered below. 
 
The southern boundary of the application site is adjoined by a dwelling known as 60 Lower 
Thomas Street.   The dwelling itself is at a lower level than the church with the first floor 
windows at a similar level to the church’s ground floor windows.  Moreover, it is noted that 
the rear garden occupies an elevated position in relation to the dwelling.  The basement 
windows and door which run alongside the southern light well are not visible from this 
adjoining dwelling or its garden and as such would not result in any overlooking or loss of 
privacy.  Of the ground floor windows, two existing windows look onto the flank elevation of 
the adjoining dwelling and as such the introduction of casement opening lights would have 
little impact.  Notwithstanding this, they are to be fitted with restricted openers.  The third 
ground floor, south facing window is partially visible from the garden of 60 Lower Thomas 
Street with one half of the window directly in line with the rear elevation.  An openable 
window in this position would have restricted views, but nonetheless would directly overlook 
part of the rear garden.  To overcome this, one casement opening light would be fixed shut, 
while the other fitted with restrictors to limit opening.  It is also noted that the south gable 
projection (which directly adjoins this neighbouring garden) has a window in its west facing 
elevation.  This looks over the southern light well but is alongside the rear garden of 60 
Lower Thomas Street.  Whilst views would be limited as a result of the angle of the window 
to both the garden and the rear windows of 60 Lower Thomas Street, this window would 
also be fitted with a restricted opener to further limit its potential to overlook.  Finally whilst 
roof lights would be inserted into the southern facing roof plane, given their elevated 
position, views from them would be constrained and as such it is not considered that they 
would result in any direct overlooking to the rear garden of 60 lower Thomas Street.   
 
The northern boundary of the site adjoins a charity with associated facilities and offices.  A 
similar arrangement exists between this property and the application site with the basement 
windows and door below the level of the external amenity space.  However, at ground floor 
level, of the windows in the northern elevation, two and a half directly look towards the rear 
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amenity space of the charity with the remaining half of the third window obscured by the 
flank wall of the property.  The partially obscured window would not be altered.  However, 
the other windows which are in full view from this adjoining property would be fitted with 
casement opening lights.  To reduce any overlooking and loss of privacy from these, it is 
proposed to fit them with restrictors to limit opening.  Similarly, the north gable projection 
(which directly adjoins this neighbouring property’s external amenity area) has a ground 
floor window in its east and west facing elevations which would serve the living/dining room 
of a flat (3).   
 
It is proposed to introduce a new casement opening light into the west facing window and 
whilst this looks over the northern light well, it is sited alongside the external amenity area 
and fitted with a restrictor to limit its opening and thus limit overlooking and loss of privacy.  
The east facing window would look over a small square of external amenity space 
belonging to the charity.  However, it would face directly towards the rear boundary wall.  
Thus, it is not considered that this window would result in any unacceptable loss of privacy.  
It is also proposed to replace an existing sash window in the north facing elevation of the 
rear annexe which would serve the shower room of flat 3.  Whilst this would not allow views 
across the whole of the rear amenity area, it would directly overlook the eastern section.  As 
such it is recommended that a condition is included with any planning permission which 
requires this window to be fitted with obscure glazing.   
 
While roof lights would be inserted into the northern facing roof plane, given the elevated 
position of these, the views from them would be restricted and as such it is not considered 
that they would result in any direct overlooking to the rear amenity space of the charity.   
      
The proposal includes the provision of a new first floor level for residential accommodation.  
Three new windows are proposed in the eastern elevation to serve the living / dining room 
of this flat.  However, as these windows would be at first floor level and this elevation is in 
close proximity to the rear boundaries of dwellings in Union Terrace, there is the potential 
for them to overlook the rear gardens and result in a loss of privacy to their occupants.  To 
eliminate this concern the windows would be fitted with obscure glazing and the two 
windows which would open, would be fitted with restrictors.   As such it is not considered 
that these windows would have any unacceptable impact on the occupants of Union 
Terrace. 
 
Given the above, the proposal would not result in an unacceptable level of overlooking or 
loss of privacy. It is also noted that no objections have been received relating to such 
matters. However, a condition is recommended which would ensure the relevant windows, 
once provided, would be retained as approved (i.e. with obscure glazing and/or fitted with 
restricted openers). As such, the proposal accords with policy BW7 of the LDP. 
 
Finally, consideration has been had for the impact of the change of use on surrounding 
occupants in terms of noise and disturbance.  In this respect it is noted that the site is 
located in a high density residential area.  As such the proposed residential use would be in 
keeping with the area and any noise and disturbance would not be significantly different 
from that which already exists.  It is acknowledged that the proposal would introduce 
openable windows in place of existing fixed window panes which would be in very close 
proximity to the rear garden of 60 Lower Thomas Street and rear amenity area of Willow 
House.  However, the noise and disturbance would not be significantly greater than exists 
with rear windows on neighbouring dwellings.  It is also noted that the building was 
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previously a church which would have resulted in some noise and disturbance to 
neighbouring properties. 
 
Objections 
 
As outlined above, a letter was received following the publicity exercise outlining concerns 
with regard to the proposal.  In response to the main concerns raised the following 
comments are made: 
 

1. Issues regarding parking are addressed below. 
 

2. The proposal would introduce one flat which would be accessed off Library Lane 
with the remaining flats accessed from Lower Thomas Street.  A single one bed 
flat would not result in a significant increase in pedestrian movements along 
Library Lane and as such there would not be any unacceptable noise and 
disturbance to the dwellings in the area.  It is also noted that this is a public 
highway with public access available to anyone. 

 
3. The proposal includes a refuse and recycling store which would be located at 

basement level and accessed via the external steps from Lower Thomas Street.  
It is acknowledged that this would not be convenient to flat 3 which is accessed 
off Library Lane. However, flat 3 would have its own internal bin storage area 
located in a designated space in the entrance lobby. Should refuse be stored 
within Library Lane, resulting in obstruction or environmental health issues, these 
would need to be addressed by the relevant Council departments.  It is also 
noted that no objections/concerns have been received in this respect from either 
the Engineering and Traffic Group Leader or the Environmental Health Manager. 

 
Highway safety, parking and access 
 
It is acknowledged that there is no opportunity to provide designated off street parking for 
the occupants of the proposed flats.  However, the application site is located within the 
Town Centre and thus is in close proximity to good public transport links which in turn 
encourages residents to be less reliant on private cars.  However, the car ownership of 
potential residents cannot be controlled and the parking needs of residents (and visitors) 
would need to be accommodated on-street within the surrounding area. However, the lack 
of off-street parking must be weighed against the positive benefits which would arise from 
the reuse and refurbishment of this listed building within the Town Centre Conservation 
Area.  Taking this into account together with the buildings sustainable location and lack of 
objection from the Engineering and Highway Manager, it is not considered that the 
application should be refused on parking grounds.  Similarly, given the lack of any 
objections from the Engineering and Traffic Group Leader it is concluded that any additional 
traffic movements associated with the proposal could be satisfactorily met by the existing 
highway network.  The proposal is therefore in accord with Policy BW12 of the LDP. 
 
It is noted that the proposed flats would be difficult to access for those with mobility 
impairments, with access to flats 1 and 1A (within the basement), flat 2 (at ground floor 
level), flat 3 (to the rear and accessed off Library Lane) and flat 4 (at first floor level) 
involving the use of steps.  However, as the building is Grade II Listed it would be highly 
unlikely that the external alterations that would be necessary in order to provide a fully 
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accessible entrance (for example ramps/lifts etc.) would be acceptable.  As such, it is 
acknowledged that in this instance, it would be unjustified to raise objections on such 
grounds.   
 
Protected Species 
 
The Countryside Officer has considered the proposal and has indicated that the 
development is unlikely to have any significant detrimental impact on protected species.  
Any potential use by bats (although unlikely) would be within the existing roof tiles and 
flashing and it is acknowledged that the proposed works would involve some roof 
maintenance and the insertion of new roof lights.  As such it is recommended that a 
condition be attached to any planning permission which requires the submission and 
approval of a working methodology in relation to bats.  In the unlikely event that bats should 
be discovered, the Countryside Officer is of the opinion that a Derogation Licence would be 
permitted (by Natural Resources Wales) in light of the ample scope available to provide 
mitigation or compensation for bat species within the development. 
 
Planning Obligations 
 
Policies BW17 and AS22 of the Merthyr Tydfil Local Development Plan (LDP) 2006-2021 
consider the requirement for planning obligations and affordable housing contributions on 
all residential schemes respectively.  On proposed residential developments of less than 10 
units or where it can be demonstrated that on-site provision for affordable housing is not 
possible, the Council will require a financial contribution towards the provision of affordable 
housing elsewhere in the corresponding growth area of the LDP. 
 
The requirement for an affordable housing contribution towards the proposed development 
has been assessed by the Planning Division’s Policy & Implementation Group Leader.  In 
this instance no planning obligations for the provisions of affordable housing or any other 
contributions have been sought as this would likely render the development financially 
unviable. 
 
Conclusion 
 
The determination of this application requires careful consideration and the positive merits 
of the proposal have to be balanced against any harmful impacts such a scheme may pose.  
It is clear that this historic building is in urgent need of a new use.  The proposal would 
ensure the character and appearance of the listed building and conservation area is vastly 
improved.  Whilst the concerns of local residents are fully appreciated, any harm from 
additional on street parking or concerns around refuse storage/disposal do not outweigh the 
huge benefits of bringing this building back into use and providing much needed housing in 
a sustainable location. 
 
The duty to improve the economic, social, environmental and cultural well-being of Wales, 
in accordance with the sustainable development principle, under section 3 of the Well-Being 
of Future Generations (Wales) Act 2015 (“the WBFG Act”) has been taken into 
consideration when determining this application. In reaching the following recommendation, 
the ways of working set out at section 5 of the WBFG Act have been considered and thus 
the proposal is in accordance with the sustainable development principle through its 
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contribution towards one or more of the Welsh Ministers well-being objectives set out as 
required by section 8 of the WBFG Act. 
 
As such, the proposed scheme is found to be acceptable.  Accordingly the following 
recommendation is made: 
 
RECOMMENDATION:   BE APPROVED subject to the following CONDITIONS: 
 
 1. The development shall begin not later than five years from the date of this decision. 
  
 Reason - To comply with Section 91 of the Town and Country Planning Act 1990. 
 
 2. The development shall be carried out in accordance with the following approved 

plans and documents: 
  
 Drawing Title: Proposals - plans, Drawing Number: 03 Rev G, amended plan 

received on 13 February 2018. 
  
 Drawing Title: Proposals - elevations and sections, Drawing Number: 04 Rev G, 

amended plan received on 13 February 2018. 
  
 Drawing Title: Details - sheet 1, Drawing Number: 05, amended plan received on 14 

November 2017. 
  
 Drawing Title: Details - sheet 2, Drawing Number: 06 Rev A, amended plan received 

on 14 November 2017. 
  
 Drawing Title: Details - sheet 3, Drawing Number: 07, received on 14 November 

2017. 
  
 Heritage Impact Assessment produced by Stephen George Architects and submitted 

on 13 February 2018 (amened version)  
  
 Reason -To ensure compliance with the approved plans and clearly define the 

scope of the permission. 
 
 3. Prior to works commencing on site, a working methodology in relation to bats 

shall be submitted to and approved in writing by the Local Planning Authority.  
Development shall thereafeter take place in accordance with the approved 
methodology. 

  
 Reason - To protect the natural environment and important habitat in accordance 

with Policy BW5 of the Merthyr Tydfil Local Development Plan. 
 
 4. Before works commence on site, the following details relating to the specified 

windows shall be submitted to and approved in writing by the local planning 
authority: 

  
 a) The obscurity and restricted opening of all windows serving flat 2 
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 b) The obscurity and restricted opening of the windows serving the living/dining 
room and bedroom of flat 2 

 c) The obscurity of the shower room window of flat 3 
 d) The obscurity and restricted opening of the windows serving the living/dining 

room of flat 4  
  
 The windows shall be permanently retained in accordance with the approved details 

thereafter. 
  
 Reason - In the interest of residential amenity and to accord with Policy BW7 of the 

Merthyr Tydfil Local Development Plan. 
 
 5. No development shall commence until details of a scheme for the disposal of foul 

and surface water has been submitted to and agreed in writing by the local planning 
authority. The scheme shall be implemented in accordance with the approved details 
prior to the beneficial occupation of the building and retained in perpetuity. 

  
 Reason - To ensure adequate disposal of foul and surface water drainage in 

accordance with Policy BW8 of the Merthyr Tydfil Local Development Plan. 
 
 6. Demolition or construction works shall not take place outside the hours of 8:00 to 

18:00 Mondays to Fridays and 8:00 to 14:00 on Saturdays and at no time on 
Sundays or Public Holidays. 

  
 Reason - To ensure that the noise emitted/activities are not a source of nuisance to 

occupants of nearby properties in accordance with Policy BW7 of the Merthyr Tydfil 
Local Development Plan. 

 
INFORMATIVES  
 
 1. The applicant may need to apply to Dwr Cymru / Welsh Water for any connection to 

the public sewer under S106 of the Water industry Act 1991. If the connection to the 
public sewer network is either via a lateral drain (i.e. a drain which extends beyond 
the connecting property boundary) or via a new sewer (i.e. serves more than one 
property), it is now a mandatory requirement to first enter into a Section 104 
Adoption Agreement (Water Industry Act 1991). The design of the sewers and lateral 
drains must also conform to the Welsh Ministers Standards for Gravity Foul Sewers 
and Lateral Drains, and conform with the publication "Sewers for Adoption"- 7th 
Edition. Further information can be obtained via the Developer Services pages of 
www.dwrcymru.com  

  
 The applicant is also advised that some public sewers and lateral drains may not be 

recorded on our maps of public sewers because they were originally privately owned 
and were transferred into public ownership by nature of the Water Industry 
(Schemes for Adoption of Private Sewers) Regulations 2011.  The presence of such 
assets may affect the proposal.  In order to assist us in dealing with the proposal the 
applicant may contact Dwr Cymru Welsh Water on 0800 085 3968 to establish the 
location and status of the apparatus. Under the Water Industry Act 1991 Dwr Cymru 
Welsh Water has rights of access to its apparatus at all times. 
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 A water supply can be made available to serve this proposed development.  The 
developer may be required to contribute, under Sections 40 - 41 of the Water 
Industry Act 1991, towards the provision of new off-site and/or on-site watermains 
and associated infrastructure. 

 
 2. The developer is advised that Wales & West Utilities has pipes in the area.  Their 

apparatus may be affected and at risk during construction works.  As such they 
require the promoter of these works to contact them directly to discuss their 
requirements in detail before any works commence on site.  Should any diversion 
works be required these will be fully chargeable.  You must not build over any of their 
plant or enclose their apparatus. 

 
 3. It is an offence to intentionally or recklessly kill, injure or take any wild animal listed 

as protected in the Countryside Act 1981 (as amended) and the Countryside and 
Rights of Way Act 2000 under the Conservation of Habitats and Species Regulations 
2010 (as amended). 

 
 4. The applicant / developer should be aware that no works should commence on site 

until Listed Building Consent has been granted and all pre-commencement 
conditions discharged. 
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DATE WRITTEN 15th February 2018 

REPORT AUTHOR Judith Jones 

CASE OFFICER David Cross 

COMMITTEE Planning and Regulatory 

COMMITTEE DATE 28th February 2018 

 
 
Application No. Date Determining Authority 
P/17/0294 29th January 2018 MTCBC 
   
Proposed Development Location Name & Address of 

Applicant/Agent 
   
Demolition of existing dwelling (Y 
Goedwig) and erection of 22 
dwellings with associated access 
road 

Y Goedwig 
Cardiff Road 
Treharris 
CF46 5NB 
 

Howrefreshing Property 
Developments Ltd  
c/o C2J Architects And 
Town Planners 
F.a.o. Mr A Dallimore 
Unit 1A Compass 
Business Park 
Pacific Road 
Ocean Park    

 

 
 
APPLICATION SITE 
 
This application relates to an irregular shaped area of land measuring approximately 
0.93 hectares, situated to the east of Ashgrove and to the north (rear) of Fernhill 
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Terrace. The site comprises a mixture of slopes and plateaus, although in the main it 
slopes downwards from north to south. The site is largely covered by bracken and 
bramble scrub with a few small saplings scattered across the site. A lot of the 
vegetation within the site had previously been cleared and what is evident within the 
site now is essentially regenerated vegetation.  
 
The northern boundary of the site is partly bound by a woodland area and two 
residential properties which form part of Ashgrove. Within the site, along part of the 
northern boundary, are a number of small trees which are protected by a Tree 
Preservation Order. 
 
To the west, the site is adjoined by two residential properties and their respective 
garden areas. To the south is Cardiff Road and a rear access lane which serves the 
properties along Fernhill Terrace. Within the western part of the site is a detached 
dwelling known as Y Goedwig, which is served by an existing access road that links 
to Cardiff Road. To the east is a woodland area with Treharris Park beyond to the 
north-east. 
 
PROPOSED DEVELOPMENT 
 
Full planning permission is sought for the erection of 22 dwellings including a mixture 
of detached and semi-detached dwellings with 3 and 4 bedrooms. To accommodate 
the development, the existing property (Y Goedwig) would be demolished. The layout 
of the development would essentially comprise two rows of dwellings. Two storey 
dwellings (a total of 5) would be situated along the southern part of the site with a 
frontage onto Cardiff Road. Across the northern part of the site would be three storey 
dwellings (a total of 17) that front onto a new road, with the ground floor level 
(accommodating a garage) set into the sloping land.  
 
The dwellings located at the southern end of the site would measure 6m wide by 
7.8m deep and 8.3m high with a pitched roof. Their front elevations would have a 
traditional appearance to reflect the neighbouring terraced properties, incorporating 
bay windows and a canopy above the front door. A stepped access to Cardiff Road 
would be provided to the front with parking located to the rear via a new access road. 
These dwellings would have a painted render finish with synthetic slate roof tiles. 
 
The dwellings located at the northern part of the site would measure 6.3m wide by 
9.2m deep and 11.5m high with a pitched roof. Due to the sloping nature of the site 
these properties would be partly set in the land with a garage provided at the ground 
floor level and the rear garden accessed at first floor level. The main habitable rooms 
would be provided at first and second floor level with a bedroom accommodated 
within the roof space. These properties would be of a modern appearance with a 
gable feature to the front elevation and canopy over the front door. A dormer window 
would also be provided on the rear roof planes. The external finishes would largely 
comprise painted render on the elevations with brickwork at the ground floor level 
(with some brickwork detailing on the front and rear elevations). Additionally, 
synthetic slate tiles would be used on the roofs. 
 
A new access road would be provided which links to Cardiff Road in a similar position 
to the existing driveway. The road would be constructed to adoptable standard with a 
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5.5m wide carriageway and 2m wide footway on either side. The existing driveway 
into the site would need to be altered to accommodate a wider access and visibility 
splays of 2.4m by 43m in both directions. The road would initially have a 1 in 20 
gradient and would become steeper (1 in 10) in the transition to the upper part of the 
site where it would then vary between 1 in 12 and 1 in 24 gradients. Additionally, a 
turning area would be provided at the end of the road. Each dwelling would 
accommodate two parking spaces, with some provided on driveways and some 
within integral garages. 
 
A detailed landscaping scheme has not been provided at this stage. However, the 
proposed site plan sets out the intended approach to the soft landscaping. Planting 
would be introduced to either side of the main access into the site which may include 
a mixture of shrubs and trees. Across the middle of the site would be a grassed 
embankment with a number of trees planted across its entire length. The row of 
dwellings in the northern part of the site would be broken up by three strips of 
landscaping with trees also located in the front garden areas. The existing protected 
trees would be retained and fenced off to protect them during the development of the 
site and separate them from the private garden areas. 
 
PLANNING HISTORY 
 
P/17/0365 - Variation of condition 1 of planning permission P/14/ 0071  

(relating to a residential scheme for 9 dwellings) to extend the 
time limit for the submission of reserved matters by 3 years. 
 
Permission GRANTED on 05.02.2018 

 
P/14/0071 - Variation of condition 3 of Planning Permission P/11/0065  

(relating to the residential development of the site for 9 
dwellings) to extend the time limit for the submission of reserved 
matters by 3 years. 
 
Permission GRANTED on 22.12.2014 
 

P/11/0065 - Variation of Condition 3 of planning consent P/08/0133  
(relating to the residential development of the site for 9 
dwellings) to extend the time limit for the submission of reserved 
matters by 3 years. 
 
Permission GRANTED on 05.05.2011 

 
P/08/0133 - Application under Section 73 of the Town and Country  

Planning Act 1990 to extend the time for the submission of 
reserved matters for a further 3 years. 
 
Permission GRANTED on 20.10.2011 

 
P/06/0659 - Construction of new access road (Reserved Matters Application). 
  
   REFUSED permission on 30.06.2011 
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P/06/0379 - Construction of new access road. 
 
   REFUSED permission on 05.03.2012 
 
P/03/0476 - Residential development for 9 houses (Outline Application). 
 
   REFUSED on 09.06.2004 and subsequently ALLOWED at  

appeal (Ref APP/U6925/A/04/1169017) on 18.03.2005 
 
CONSULTATION 
 
Engineering and Traffic 
Group Leader  - No objection subject to conditions relating to  

access, drainage, retaining works and structural 
design. 

 
Planning Division’s 
Policy Group Leader - No objection subject to a S106 agreement for a  

contribution towards affordable housing provision. 
 
Planning Division’s 
Countryside Officer  - No objection subject to a condition relating to a bat  

mitigation strategy for the demolition of Y Goedwig. 
 
Planning Division’s 
Landscape Architect - Concern has been raised in respect of the potential  

visual impacts from across the valley and the 
dense nature of the development, which extends 
the urban presence into the well forested slope. 

 
Environmental Health 
Manager   - No response. 
 
South Wales Police  - No objection. 
 
Welsh Water   - No objection subject to a condition relating to  

surface water and land drainage. 
 
Wales & West Utilities - No objection. 
 
Western Power  
Distribution.   - No response. 
 
PUBLICITY 
 
In accordance with the Town & Country Planning (Development Management 
Procedure) (Wales) Order 2012, letters were sent to neighbouring properties on 
12.10.17 and site notices were displayed within the vicinity of the site on 18.10.17. A 
press notice was also placed in a local newspaper on 19.10.17. 
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Following amendments to the proposed development, a further publicity exercise was 
carried out with letters sent to neighbouring properties and notices displayed within 
the vicinity of the site on the 31.01.18. 
 
As a result of the initial publicity exercise one letter of objection was received 
highlighting the following concerns: 
 

 The proposed dwellings located immediately behind Fernhill Terrace would be 
particularly close to existing rear garden areas. Together with the elevated 
levels of the site, the development would result in a loss of privacy and have 
an overbearing impact on the neighbouring properties. 

 

 There are concerns that the use of heavy vehicle and associated traffic and 
parking during the development of the site would lead to congestion and pose 
a highway safety, particularly for children in the area at the start and end of the 
school day. 

 
No objections were received following the second publicity exercise undertaken. 
 
POLICY CONTEXT 
 
The following policies are relevant to the determination of this application: 
 
National planning policy 
 
Planning Policy Wales (PPW), Edition 9, November 2016: 
 
Para’s 4.11.9 – 4.11.12 set out the principles of good design in new development 
proposals, which should take into account its relationship to its surrounding context. 
Regard should be given to the appropriate scale, appearance, landscaping and 
quality of building design and should also be accessible for all. 
 
Para’s 5.5.1 – 5.5.3 note that the impact a development proposal may have on 
wildlife or the landscape is an important consideration in determining applications. 
Where ever possible adverse effects on the environment should be avoided or 
acceptably minimised. 
 
Para 8.7.1 sets out the criterion that should be considered where transport 
implications may occur, such as impacts on local travel demand, public transport 
provision, accessibility and highway safety. 
 
Para 9.3.1 – 9.3.4 indicates new housing developments should be well integrated 
with its local context and not cause damage to the area’s character or amenity. High 
quality design and landscape standard are also important considerations.  
 
Para 11.1.13 states that local authorities should seek to protect and enhance the 
rights of way network as a recreational and environmental resource, as well as 
promote the use of national cycle networks. 
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Technical advice note (TAN): 
 

 TAN 5, Nature Conservation and Planning, September 2009 

 TAN 18, Transport, March 2007 

 TAN 12, Design, March 2016 
 
Local planning policy 
 
Merthyr Tydfil Local Development Plan (LDP) 2006-2021: 
 

 BW2 - Development Strategy - Secondary Growth Area 

 BW4 - Settlement boundaries / locational constraints 

 BW5 - Natural heritage 

 BW7 - Sustainable design and place making 

 BW8 - Development and the water environment 

 BW12 - Development proposals and transport 

 BW17 - Securing community infrastructure benefits 

 AS22 - Affordable housing contributions  

 TB11 - Access, parking and accessibility of local facilities 
 
Supplementary Planning Guidance (SPG): 
 

 SPG 1 - Affordable Housing, March 2012 
o SPG 2 - Planning Obligations, March 2012 
o SPG 4 - Sustainable Design, July 2013 
o SPG 5 - Nature and Development, May 2015 

 
PLANNING CONSIDERATION 
 
Land use 
 
The application site is located within the settlement boundary and Secondary Growth 
Area, where the majority of new development is encouraged and generally supported 
in principle by policies BW2 and BW4 of the LDP. Additionally, the development of 
the site for residential purposes has been established with the recent renewal of 
outline permission (P/17/0365). 
 
Design and landscaping 
 
The layout of the development has largely been informed by the topography of the 
site, which has presented a particular challenge for providing a new access road with 
appropriate gradients. As a result, the layout of the development is split in to two 
notable sections, being a small group of 5 dwellings at the bottom of the site fronting 
on to Cardiff Road, and a row of 17 dwellings in the upper part of the site.  
 
The dwellings fronting onto Cardiff Road have been positioned to follow a similar 
building line as Fernhill Terrace with a similar setback from the road and elevated 
above the street. They would be two storey buildings with features (e.g. bay 
windows) incorporated on the front elevation to reflect the appearance of Fernhill 
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Terrace, which provides a consistent street frontage along Cardiff Road. The existing 
front stone boundary wall would be retained, with part of it altered to accommodate a 
new access into the site. Planting would also be incorporated along the top of the 
walls with a stepped access from the main road to the front of the properties. 
 
The dwellings at the top of the site have been positioned to follow the contours of the 
sloping land, which follows a similar alignment to the existing properties within 
Ashgrove. These dwellings have been designed with a more modern appearance, in 
part owing to the fact that there is a mixture of house types and styles in the 
immediate vicinity. They have been designed specifically to deal with the sloping 
nature of the site, with garages provided at ground floor level and partly set into the 
land. The habitable rooms would then be provided in elevated positions to the street, 
which is not dissimilar to the existing properties within both Ashgrove and along 
Fernhill Terrace. It is noted that their three storey design is somewhat out of context 
with the predominantly two storey buildings in the vicinity. However, it should be 
noted that the two properties (Bella Vista and Bluebells) to the north are also three 
storey buildings with garages at the ground floor level. The scale of the buildings 
would largely be noticeable from within the site and to a lesser extent from the 
immediate surroundings due to the intervening trees and buildings. From more 
distant views, particularly across the valley to the south-west (Cefn Glas), the 
development would be more visible within the wider landscape. A photomontage has 
been submitted in support of the application, which illustrates that the scale of the 
buildings would not be apparent and the roof line would generally follow that of the 
existing properties within Ashgrove. The development would also be perceived as a 
continuation of Ashgrove which is framed by the woodland areas.   
 
The row of properties across the top of the site would be split by strips of landscaping 
that would help to break up the overall mass of the development, whilst also 
providing an opportunity for planting along the street. A landscaped area of public 
open space would also be provided along one side of the access road which would 
contribute to the overall quality of the street. Whilst a detailed landscaping scheme 
has not been provided at this stage, notwithstanding the comments from the 
Landscape Architect, the site plan demonstrates a suitable scheme can be provided 
which would enhance views towards the site and integrate the development with the 
surrounding area. 
 
The proposed layout provides an appropriate response to the context of the site and 
would integrate well with the surrounding pattern of development. The general 
design, scale and appearance of the dwellings are acceptable and would not have an 
adverse impact on the character of the area. Therefore the proposal complies with 
policy BW7 of the LDP. 
 
Amenities 
 
The existing properties to the north (Bella Vista and Bluebells) would be located at 
least 25m away from the development and in an elevated position with views over the 
application site. Although the proposed dwellings in the northern part of the site 
would be in an elevated position, in relation to Fernhill Terrace to the south, the 
separation distance of 23m away from their rear gardens is sufficient enough to 
prevent any loss of amenity. 
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It is acknowledged that the development would be situated to the side of No. 15 and 
18 Ashgrove. The proposed dwellings would be orientated to avoid any direct 
overlooking and would be at least 15m away with a number of intervening trees and 
hedgerows to further screen the development. Similarly a proposed dwelling located 
to the side of 1 Fernhill Terrace would have a minimal impact on the amenities of the 
neighbouring occupants. 
 
Concerns were initially raised by the residents of Fernhill Terrace in respect of the 
siting of dwellings adjacent to their rear lane. However, the layout of the development 
was subsequently amended resulting in those dwellings being removed and replaced 
with a landscaped area. Therefore, these initial concerns have been overcome and it 
is noted that no objections were received in respect of the revised layout. 
 
Taking into consideration the siting, orientation and separation distance between the 
proposed dwellings and existing properties adjoining the site, the development would 
not adversely impinge on local amenity in terms of overlooking or overbearing 
impacts. Therefore, the proposal complies with policy BW7 of the LDP. 
 
Highways 
 
The topography of the site has presented a challenge for the development in order to 
achieve appropriate gradients and radii for the new access road. The point of access 
into the site would remain the same from Cardiff Road. Although the entrance would 
be increased in width to improve the visibility splays and enable two-way traffic. The 
proposed access road would be of an appropriate design, in terms of its dimensions, 
gradients, provision of footways and turning facilities, which would meet the expected 
requirements for its future highway adoption. Adequate off-street parking would be 
provided for each property with an additional 4 spaces created along the highway for 
visitor parking. There would also be limited scope for some on-street parking within 
the site. 
 
The main adopted highway serving the site is of a suitable standard to accommodate 
the additional traffic that would be generated by the development. On the approach to 
the site from the south-west, the road is of a suitable width and can adequately 
accommodate two-way traffic. However, it is accepted within the vicinity of the site 
and further along the road to the north-east, the traffic flow can be hampered by on-
street parking, which limits the ability for vehicles to pass in places. The Engineering 
and Traffic Group Leader has highlighted traffic speed issues in the area, but is 
satisfied that the existing highway could accommodate the development. In this 
respect no highway objection has been raised.  
 
However, there are concerns that the traffic associated with the development of the 
site, such as large delivery and construction vehicles, may cause a degree of 
disruption and congestion along Cardiff Road. This may pose a particular issue 
during peak times in the mornings and afternoons (i.e. during the schools runs to 
Edwardsville School). Therefore, a Construction Management Plan could be secured 
by condition to appropriately control construction traffic primarily during these busy 
times e.g. delivery times, staff/visitor parking and the storage of materials. 
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The highway network serving the site is of an adequate standard to accommodate 
the development and would not give rise to adverse highway safety concerns. 
Therefore the proposal complies with policies BW12 and TB11 of the LDP. 
 
Environment 
 
The western half of the application site is identified in the LDP to be ancient 
woodland, which is protected by a Tree Preservation Order (TPO). Historically there 
were a number of trees scattered across the site, which were then felled to make way 
for the development of the site. Subsequent enforcement action was taken for the 
felling of the trees, which was ultimately resolved by the planting of replacement 
trees, now located in the north-west corner of the site. It is proposed that a heras 
fence would be erected during the development of the site to ensure the trees are not 
damaged. The majority of the trees with a TPO would sit outside of the proposed 
private garden areas to avoid any future damage or pressure for their removal. 
 
Given the extensive vegetation across the site an Ecological Assessment has been 
submitted in support of the application, which included a visual inspection of the site 
to determine the potential for any impacts on protected species and habitats. The 
assessment concludes that the scrub habitat is dominated by dense bramble and 
bracken with low botanical diversity and is overall considered to have a low 
ecological value. Furthermore, the assessment notes that there was no evidence of 
protected species. However it considered there to be some potential for the scrub 
habitats to provide opportunities for breeding birds and refugia for reptiles.  
 
To accommodate the proposed development, the existing dwelling (Y Goedwig) 
would need to be demolished. The Ecological Assessment has noted that a number 
bat species have been recorded within 1km of the site in the last 5 years. Indeed the 
presence of bats roosting in nearby properties and using the area for foraging has 
been previously recorded. Therefore, a further assessment was carried out which 
involved an inspection of Y Goedwig to determine its potential to be used by roosting 
bats. The report concludes that no evidence of bats were found within the roof space. 
However it notes that there were a number of features, particularly in the soffit boxes 
which would be suitable for roosting bats. The Planning Division’s Countryside Officer 
is satisfied with the submitted reports and notes that whilst there is potential for bats 
to utilise the building, the development site has capacity to mitigate/compensate for 
the loss of the habitat. Additionally, a license would also need to be sought from 
Natural Resources Wales, which would likely be granted since the loss of the building 
would not have a significant adverse impact on the species of bats that would likely 
use the habitat. A condition could be imposed to ensure the appropriate demolition of 
the existing dwelling (Y Goedwig) without causing harm to bats and for the provision 
of suitable mitigation measures e.g. provision of new bat roosting features. Therefore 
the proposal complies with policy BW5 of the LDP. 
 
 
 
Planning obligations 
 
Policies BW17 and AS22 of the LDP consider the requirements for planning 
obligations and affordable housing respectively. On sites where more than 10 
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residential units are proposed within the Secondary Growth Area, a 5% on-site 
affordable housing contribution would be sought. Based on the proposed site plan, 
this would amount to the provision of a single affordable residential unit on the site. 
However, given the location of the site away from existing affordable housing stock 
and that the development would only secure a single affordable residential unit, this 
would likely present management issues for a Registered Social Landlord. As such, 
in this instance, a financial contribution would be more beneficial towards the delivery 
of affordable housing elsewhere in the Secondary Growth Area. Additionally, a 
financial contribution is sought for the provision of a new footpath link from the 
eastern boundary of the site into Treharris Park in order to improve the accessibility 
of a key area of public open space. 
 
Using the Three Dragon’s Toolkit, the Planning Division’s Policy Group Leader has 
assessed the viability of the development. A financial contribution of £70,000 is 
sought towards the affordable housing contribution and £15,000 towards the 
provision of a new footpath link, together with an appropriate monitoring fee. This 
would be secured by means of a Section 106 agreement. 
 
CONCLUSIONS 
 
The duty to improve the economic, social, environmental and cultural well-being of 
Wales, in accordance with the sustainable development principle, under section 3 of 
the Well-Being of Future Generations (Wales) Act 2015 (“the WBFG Act”) has been 
taken into consideration when determining this application. In reaching the following 
recommendation, the ways of working set out at section 5 of the WBFG Act have 
been considered and thus the proposal is in accordance with the sustainable 
development principle through its contribution towards one or more of the Welsh 
Ministers well-being objectives set out as required by section 8 of the WBFG Act. 
 
For the above reasons the proposed development is acceptable and complies with 
the relevant LDP policies. Accordingly, the following recommendation is made: 
 
 
RECOMMMENDATION: BE APPROVED subject to the following CONDITIONS and the 
applicant (and anyone else with an interest in the land) ENTERING INTO A SECTION 106 
AGREEMENT. 
 
 1. The development shall begin not later than five years from the date of this decision. 
  
 Reason - To comply with Section 91 of the Town and Country Planning Act 1990. 
 
 2. The development shall be carried out in accordance with the following approved 

plans and documents: 
  
 Dwg No. AL(01)01 Rev H (Proposed Site Plan) 
 Dwg No. AL(01)03 (Public Open Space Plan) 
 Dwg No. AL(01)10 Rev C (Proposed Site Sections - Sheet 1) 
 Dwg No. AL(01)11 Rev D (Proposed Site Sections - Sheet 2) 
 Dwg No. AL(01)12 Rev B (Proposed Site Sections - Sheet 3) 
 Dwg No. AL(90)03 Rev C (Tree Protection Plan) 
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 Dwg No. AL(01)20 Rev C (Floor Plans - Plot A - Variant A) 
 Dwg No. AL(01)21 Rev B (Elevations - Plot A - Variant A) 
 Dwg No. AL(01)22 (Floor Plans - Plot A - Variant B) 
 Dwg No. AL(01)23 Rev B (Elevations - Plot A - Variant B) 
 Dwg No. AL(01)24 (Ground Floor Plan - Plot A - Variant C) 
 Dwg No. AL(01)25 (Floor Plans Excl. Ground - Plot A - Variant C) 
 Dwg No. AL(01)26 (Elevations - Plot A - Varient C) 
 Dwg No. AL(01)30 Rev B (Plans & Elevations - Plot B) 
 Dwg No. AL(01)31 (Plans & Elevations - Plot B - Varient B) 
 Ecological Assessment dated September 2017 
 Addendum Bat Survey Report, 15th February 2018 
  
 Reason -To ensure compliance with the approved plans and clearly define the 

scope of the permission. 
 
 3. Prior to the construction of the dwellings hereby approved details/samples of the 

materials to be used in the construction of the external surfaces of the dwellings shall 
be submitted to and approved in writing by the local planning authority. Development 
shall be carried out in accordance with the approved details. 

  
 Reason - To ensure that the external appearance of the proposed development will 

be in keeping with the character of the area and adjoining buildings in the interests of 
visual amenity and to accord with Policy BW7 of the Merthyr Tydfil Local 
Development Plan. 

 
 4. No surface water and/or land drainage shall be allowed to connect directly or 

indirectly with the public sewerage system. 
  
 Reason - To prevent hydraulic overloading of the public sewerage system, to protect 

the health and safety of existing residents and ensure no pollution of or detriment to 
the environment and to accord with policy BW8 of the Merthyr Tydfil Local 
Development Plan. 

 
 5. No development shall take place until details, including structural calculations and 

facing materials, of any retaining wall which exceeds 1 metre in height have been 
submitted to and approved in writing by the Local Planning Authority.  The walls shall 
be completed in accordance with the approved details before the development 
hereby approved is brought into beneficial use.  

  
 Reason - In the interest of safety and visual amenity in accordance with Policy BW7 

of the Merthyr Tydfil Local Development Plan . 
  
 6. No development shall commence until details of the existing and proposed ground 

levels, including sections through the areas of public open space and each plot, have 
been submitted to and approved in writing by the Local Planning Authority. The 
development shall be carried out in accordance with the approved details. 

  
 Reason - In the interest of visual amenity and to ensure an appropriate form of 

development and to accord with Policy BW7 of the Merthyr Tydfil Local Development 
Plan. 
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 7. The proposed access road and footways hereby approved, shall be surfaced in 

tarmacadam or an alternative durable material, in accordance with details to be 
submitted to and approved by the Local Planning Authority in writing  before works 
commence on site. The proposed access road, shall be constructed in accordance 
with the approved details and completed up to base course level prior to the 
occupation of any dwelling and fully completed (wearing course level) prior to the 
occupation of the last dwelling, hereby approved. 

  
 Reason - In the interests of road safety in accordance with Policies BW12 and TB11 

of the Merthyr Tydfil Local Development Plan. 
 
 8. Prior to the occupation of the dwellings hereby approved a plan indicating the 

positions, height, design, materials and type of boundary treatment to be erected 
shall be submitted to and approved by the local planning authority. The boundary 
treatment shall be completed as approved prior to the occupation of the dwellings. 

  
 Reason - To ensure that the new development will be visually attractive and 

boundaries protected in the interests of amenity in accordance with Policy BW7 of 
the Merthyr Tydfil Local Development Plan. 

 
 9. Prior to any demolition of the dwelling known as Y Goedwig, a Bat Mitigation 

Strategy shall be submitted to and approved in writing by the Local Planning 
Authority. The strategy shall set out the timing of works, method of demolition, bat 
protection measures and details/location(s) of proposed measures of mitigation. All 
works shall be carried out in accordance with the approved details, under the 
supervision of a suitably qualified ecologist, and the approved mitigation measures 
shall retained as such thereafter. 

  
 Reason - To protect bats in accordance with Policy BW5 of the Merthyr Tydfil Local 

Development Plan. 
 
10. No development or site clearance shall take place until there has been submitted 

to and approved in writing by the Local Planning Authority a scheme of landscaping. 
The scheme shall include indications of all existing trees (including spread and 
species) and hedgerows on the land, identify those to be retained and set out 
measures for their protection throughout the course of development. 

  
 Reason - To ensure that the new development will be visually attractive in the 

interests of amenity and to accord with Policy BW7 of the Merthyr Tydfil Local 
Development Plan. 

  
11. All planting, seeding or turfing comprised in the approved details of landscaping shall 

be carried out in the first planting and seeding seasons following the occupation of 
the buildings or the completion of the development, whichever is the sooner; and any 
trees or plants which within a period of 5 years from the completion of the 
development die, are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of similar size and species. 
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 Reason - To ensure that the new development will be visually attractive in the 
interests of amenity and to accord with Policy BW7 of the Merthyr Tydfil Local 
Development Plan. 

 
12. A landscape management plan, including management responsibilities and 

maintenance schedules for all landscaped areas, other than privately owned 
domestic gardens, shall be submitted to and approved in writing by the local 
planning authority prior to the occupation of any of the dwellings on the site. The 
landscape management plan shall be carried out as approved. 

  
 Reason - To ensure that the new development will be visually attractive in the 

interests of amenity and to accord with Policy BW7 of the Merthyr Tydfil Local 
Development Plan. 

  
13. The areas highlighted in green on drawing No. AL(01)03 (Public Open Space Plan) 

shall only be used as open-space and shall not be incorporated within the curtilage 
of the residential plots or used for residential purposes. 

  
 Reason - To ensure that the new development will be visually attractive in the 

interests of amenity and to accord with Policy BW7 of the Merthyr Tydfil Local 
Development Plan. 

 
14. No development shall commence, including any works of demolition, until a 

Construction Method Statement has been submitted to, and approved in writing by, 
the local planning authority. The approved statement shall be adhered to throughout 
the construction period. The statement shall provide for: 

  
 i) the parking of vehicles of site operatives and visitors; 
 ii) loading and unloading of plant and materials; 
 iii) storage of plant and materials used in constructing the development; 
 iv) the erection and maintenance of security hoarding including decorative displays 

and facilities for public viewing, where appropriate; 
 v) wheel washing facilities;  
 vi) measures to control the emission of dust and dirt during demolition and 

construction; and 
 vii) a scheme for recycling/disposing of waste resulting from demolition and 

construction works. 
 viii) a scheme for the management of construction traffic to and from the site outside 

of the hours of 08:15 - 09:15 and 14:45 - 15:45 to avoid conflict with peak drop 
off/pick up times relating to Edwardsville School. 

  
 Reason - In the interests of the highway safety and free flow of traffic and to protect 

the environment and so as to accord with Policy BW7 of the Merthyr Tydfil Local 
Development Plan. 

  
  
 
15. Construction works shall not take place outside the hours of 08:00 to 18:00 Mondays 

to Fridays and 08:00 to 13:00 on Saturdays and at no time on Sundays or Public 
Holidays. 
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 Reason - To ensure that the noise emitted/activities are not a source of nuisance to 

occupants of nearby properties in accordance with Policy BW7 of the Merthyr Tydfil 
Local Development Plan. 

 
16. The integral garages to be provided shall be kept available for the parking of motor 

vehicles at all times. 
  
 Reason - To ensure that cars are parked off the highway in the interests of highway 

safety and to accord with Policies BW12 and TB11 of the Merthyr Tydfil Local 
Development Plan 

 
17. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) Order 1995 (as amended for Wales) (or any order revoking 
and re-enacting that Order with or without modification), no fences, gates or walls 
shall be erected within the curtilage of any dwelling house forward of the principle 
elevation of that dwelling house. 

  
 Reason - To preserve the open plan character of the housing layout in the interests 

of visual amenity in accordance with Policy BW7 of the Merthyr Tydfil Local 
Development Plan. 

 
18. Notwithstanding the provisions of schedule 2, part 1, classes A and B of the Town 

and Country Planning (General Permitted Development) Order 1995 (as amended 
for Wales) (or any order revoking and re-enacting that order with or without 
modification), no extensions shall be erected other than those expressly authorised 
by this permission. 

  
 Reason - In the interest of visual and residential amenity in accordance with Policy 

BW7 of the Merthyr Tydfil Local Development Plan. 
 
 
INFORMATIVES  
 
 1. It is an offence to intentionally or recklessly kill, injure or take any wild animal listed 

as protected in the Countryside Act 1981 (as amended) and the Countryside and 
Rights of Way Act 2000 under the Conservation of Habitats and Species Regulations 
2017. In the event that bats are found during the demolition works, those works shall 
cease and further advice should be sought from Natural Resources Wales and the 
Planning Division's Countryside Officer. 
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FOR INFORMATION – APPEAL DECISION 
 
 

DATE WRITTEN 15th February 2018 

REPORT AUTHOR Judith Jones 

CASE OFFICER Caroline Pulley 

COMMITTEE Planning and Regulatory 

COMMITTEE DATE 28th February 2018 
 

 

Application No. Date Determining Authority 

P/17/0172 9th June 2017 MTCBC 

   

Proposed Development Location Name & Address of 

Applicant/Agent 

   

Change of use of land to 

residential curtilage and erection 

of a shed and a kennel/aviary 

(Retrospective) 

1 Ael-y-Bryn 

Trelewis 

Treharris 

CF46 6BA 

 

Mr David Rees 

1 Ael-y-Bryn 

Trelewis 

Treharris 

CF46 6BA  

 

 
 
 
TYPE OF APPPEAL:   AGAINST REFUSAL   
APPEAL REFERENCE NO.:  APP/U6925/A/17/3187290 
DATE DECISION RECEIVED:  31

st
 JANUARY 2018 

DECISION:    DISMISSED 
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FOR INFORMATION – APPEAL DECISION 
 
 

DATE WRITTEN 15th February 2018 

REPORT AUTHOR Judith Jones 

CASE OFFICER David Cross 

COMMITTEE Planning and Regulatory 

COMMITTEE DATE 28th February 2018 
 

 

Application No. Date Determining Authority 
P/17/0211 24th July 2017 MTCBC 
   
Proposed Development Location Name & Address of 

Applicant/Agent 
   
Erection of dwelling and 
outbuilding 

Land Opposite Valley 
View 
Mountain Hare 
Penheolferthyr 
Twynyrodyn 
Merthyr Tydfil 
 

Mr C Cronin  
c/o Mr K J Lloyd 
49 Coed Y Pia 
Llanbradach 
Caerphilly 
CF83 3PT    

 
 
 
TYPE OF APPPEAL:   AGAINST REFUSAL   
APPEAL REFERENCE NO.:  APP/U6925/A/17/3186977 
DATE DECISION RECEIVED:  31st JANUARY 2018 
DECISION:    DISMISSED 
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MERTHYR TYDFIL COUNTY BOROUGH COUNCIL 
 
 

 

COMMITTEE  
 

Planning, Regulatory & 
Licensing 

COMMITTEE DATE 
 

20th December 2017 

 
 

REVIEW OF PLANNING APPLICATION DECISIONS 2018 
 

 
PURPOSE OF REPORT:  To advise Committee Members of the need to carry out a review 
of a sample of decisions made by the Planning, Regulatory & Licensing Committee by 
visiting the sites of those developments that have now been built. 
 
 

 

1.0 INTRODUCTION AND BACKGROUND 
 
1.1.1 The Planning Code of Conduct at Section 5.05.15 of the Council’s 

Constitution requires that an annual review of a sample of planning decisions 
made by the Planning, Regulatory & Licensing Committee is undertaken.  

 
1.1.2 This requirement stems from the Audit Commissions Report ‘Building Quality’ 

which recommends that Councillors should visit a sample of implemented 
planning permissions to assess the quality of the decisions made by the 
Planning, Regulatory & Licensing Committee. The purpose of the review is 
not to change decisions, but to assess the quality and consistency of 
decisions and thereby strengthen public confidence. 

 
The suggested sample of implemented planning permissions is set out below 
and includes major residential schemes, renewable energy and a community 
facility:- 

 
P/13/0191 – Land off Gelligaer Road, Trelewis – Residential development 
comprising 124 (2, 3 & 4 bed) dwellings. 
 
Main issues: Design, siting, residential amenity, visual amenity, highway 
safety. 
 
Officer recommendation: Approve subject to Conditions. 
 
Committee decision: Approved subject to Conditions 30th September 2013. 
 
 
P/15/0324 - Walters Terrace, Aberfan – Residential development (6 flats 
and 17 houses) 
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Main issues: Visual impact, neighbouring impact, highway safety and parking, 
ecology. 
 
Officer recommendation: Approve subject to Conditions. 
 
Committee decision: Approved subject to Conditions December 2015 

 
P/15/0169 – Solar farm with associated infrastructure 
 
Main issues: Land use, archaeology and cultural heritage, Landscape & visual 
impact, environment/ecology, ground conditions, flooding, glint and glare 
impacts, highways, residential amenity. 
 
Officer recommendation: Be Approved subject to conditions 
 
Committee decision: Approved subject to conditions September 2015 
 
P/16/0322 - Gellideg Wellbeing Centre, Swansea Road – 3 storey 
community centre and early years wing for the Gellideg Foundation. 
 
Main issues: Visual impact, residential amenity, highway safety, ecology. 

 
Officer Recommendation: Approve subject to Conditions 
 
Committee decision: Approved subject to Conditions December 2016. 

 
 

2.0 RECOMMENDATION: 
 
2.1 That a quorum of Planning, Regulatory & Licensing Committee members visit 

the sites above with the Head of Planning & Countryside and Development 
Control Group Leader 

 
2.2 A report be presented back to Committee for members to formally consider 

the review and findings of the site visit and to determine whether it gives rise 
to the need for new policies, procedures or practices. 
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FOR INFORMATION 

 

 

DELEGATED DECISION REPORT LIST:  1 - 31 JANUARY 2018 

App No Site Proposal Decision Date of 
Decision 

 
P/17/0178 

 
112 Brecon Road 
Merthyr Tydfil 
CF47 8NG 
 

 
Remove condition 2 and vary 
condition 3 of Planning Permission 
P/14/0282 to enable the premise 
to operate as an A3 use (food and 
drink) without restriction and to 
open until 11 pm 
 

 
Refusal 

 
09/01/2018 

P/17/0245 Land Opposite  
1-17 Kingsley Terrace 
Aberfan 
Merthyr Tydfil 
 
 

Erection of 8 dwellings with 
attached garages 

Full Approval 10/01/2018 

P/17/0285 Hillingdon  
31 The Park 
Treharris 
CF46 5RH 

Retention of raised decking 
including the provision of a new 
frosted glass screen.  Infill void 
beneath balcony 
 

Full Approval 04/01/2018 

P/17/0293 5 Pantglas Road 
Aberfan 
Merthyr Tydfil 
CF48 4QH 
 

Construct garage to the rear of the 
property to include the erection of 
a retaining wall 

Full Approval 16/01/2018 

P/17/0329 Unit 4D1 
Pant Industrial Estate 
Pant 
Merthyr Tydfil 
CF48 2SR 
 

Retrospective change of use from 
carpentry workshop to personal 
training facility 

Full Approval 08/01/2018 

P/17/0336 St John Ambulance 
14A Wheatsheaf Lane 
Merthyr Tydfil 
CF47 8AY 
 

Installation of roller shutter Full Approval 02/01/2018 

DATE WRITTEN 13th February 2018 

REPORT AUTHOR Judith Jones 

CASE OFFICER Various 

COMMITTEE Planning and Regulatory 

COMMITTEE DATE 28th February 2018 
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App No Site Proposal Decision Date of 
Decision 

 
P/17/0337 

 
21 Park Place 
Troedyrhiw 
Merthyr Tydfil 
CF48 4ET 
 

 
Erection of detached garage and 
external steps in rear garden 

 
Full Approval 

 
08/01/2018 

P/17/0339 33 Evan Street 
Treharris 
CF46 5HR 
 

First floor rear extension Full Approval 02/01/2018 

P/17/0344 Flat 3 & 4 
Mile End Court 
High Street 
Merthyr Tydfil 
CF47 8UH 
 

Convert existing two storey 
property from two, two bedroom 
flats to four one bedroom flats, to 
include external alterations 

Full Approval 08/01/2018 

P/17/0349 Dowlais Civic Amenity 
Site 
The Bont 
Gellifaelog Old Road 
Dowlais 
Merthyr Tydfil 
CF48 3DA 
 
 

New site office Full Approval 04/01/2018 

P/17/0352 Land Adjacent To 1 
Bedlinog Terrace 
Bedlinog 
 

A pair of semi-detached 3-bed 
houses 

Refusal 17/01/2018 

P/17/0353 Land Adjacent To 
Brynteg And Bryn Siriol 
Cloth Hall Lane 
Cefn Coed 
Merthyr Tydfil 
 
 

Erection of detached bungalow 
with associated external works 

Full Approval 29/01/2018 

P/17/0354 Gurnos Community 
Centre 
Spruce Tree Grove 
Gurnos 
Merthyr Tydfil 
CF47 9AU 
 

Siting of storage unit Full Approval 08/01/2018 
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App No Site Proposal Decision Date of 
Decision 

 
P/17/0355 

 
Cefn Coed Rugby Club 
Station Road 
Cefn Coed 
Merthyr Tydfil 
CF48 2NB 
 

 
Construction of single storey side 
extension 

 
Full Approval 

 
08/01/2018 

P/17/0360 9 Cyfarthfa Court 
Merthyr Tydfil 
CF47 8EY 
 

Erection of two storey rear 
extension 

Full Approval 16/01/2018 

P/17/0361 45 High Street 
Merthyr Tydfil 
CF47 8DE 
 

Erection of externally illuminated 
fascia sign and a non-illuminated 
projecting sign 

Advertisement 
Approval 

16/01/2018 

P/18/0010 13 Cyfarthfa Court 
Merthyr Tydfil 
CF47 8EY 
 

Non material amendment to 
planning permission P/17/0187 to 
amend and increase height of roof 
lantern 
 

Non Material 
Amendment - 
Approved 

29/01/2018 

P/18/0027 Former Sandbrook 
House (Plot 7) 
Queens Road 
Twynyrodyn 
Merthyr Tydfil 
 
 

Non material amendment 
application to P/16/0259 for the 
erection of solar panels to the rear 
of the property 

Non Material 
Amendment - 
Approved 

30/01/2018 
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