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APPLICATION SITE 
 
This application relates to an irregular shaped area of land measuring approximately 0.57 
hectares. The main part of the site accommodates Trebeddau Farm and a number of 
outbuildings within its curtilage. A large proportion of the site comprises grassland with a 
hedgerow and mature trees along the eastern boundary and a hedgerow along part of the 
western boundary. The application site also includes the private access lane serving 
Trebeddau Farm, which extends behind the rear gardens of No’s 2 to 22 Hawthorne Drive 
and links to Elm Tree Grove to the north. 
 
The site is bound to the north and east by adjoining residential properties that form part of 
Hawthorne Drive and Oak Tree Rise respectively. To the west and south of the site is an 



area of undeveloped land, which is allocated (H29) in the Local Development Plan for 
residential development. 
 
PROPOSED DEVELOPMENT 
 
Outline planning permission is sought for the residential development of the site. All matters 
relating to access, appearance, landscaping, layout and scale have been reserved for 
future consideration. 
 
An indicative layout plan has been submitted in support of this application, which illustrates 
a potential scheme for five detached dwellings located within a central position of the site. 
In order to accommodate a potential scheme for five dwellings the existing farm house and 
outbuildings would need to be demolished. The dwellings would potentially have a linear 
arrangement that extends the built form of Hawthorne Drive to the south with the front 
elevations having a westerly orientation. The indicative plan illustrates that the existing 
access to the site would be utilised and could be enhanced to create a wider carriageway 
with a footway along one side. Additionally, off-street parking could be accommodated 
within each plot. 
 
The Design and Access Statement indicates that the upper and lower scale parameters for 
each of the proposed dwellings would be 7m – 9m wide by 10m – 14m deep and 8m – 10m 
high. 
 
PLANNING HISTORY 
 
P/05/0160 - Erection of 4 dwellings (outline) 
 
   REFUSED permission on 21.09.2005 for the following reason: 
 

1. The development/layout of the plots forming the application site is 
considered inappropriate having regard to the siting of the parent 
farmhouse (and outbuildings) and the layout and character of the 
adjoining residential development (currently under construction) 
and, as such, is contrary to the aims and objectives of Policy H2 of 
the Merthyr Tydfil Borough Local Plan. 

 

P/05/0159 - Erection of detached garage and block of sheds. 
 

   Permission GRANTED on 21.07.2005 
 
P/01/0275 - Construction of two storey extension. 
 

   Permission GRANTED on 30.08.2001 
 
CONSULTATION 
 

Engineering and Traffic 
Group Leader   - No objection subject to conditions relating to  

access, ground conditions and drainage. 



 
Planning Division’s 
Policy & Implementation 
Group Leader   - No objection. 
 
Planning Division’s 
Landscape Architect  - No response. 
 
Environmental Health Manager - No objection subject to a condition relating to  

contaminated land. 
 
Glamorgan Gwent  
Archaeological Trust  - No objection. 
 
The Coal Authority   - No objection subject to a condition relating to site  

investigation works. 
 
Welsh Water    - No objection subject to conditions relating to foul,  

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, two site notices were displayed within the vicinity of the site, letters 
were sent to neighbouring properties and a press notice was displayed in the local 
newspaper. 
 
As a result of this publicity exercise 5 letters of objection were received, which raised the 
following concerns: 
 

 It is highlighted that there is knotweed within the site that needs to be appropriately 
treated. 

 Concerns that the detailed design of the development will significantly differ to that 
indicatively shown in the current proposal. 

 There would be potential for overlooking into neighbouring properties and the 
existing trees along the eastern boundary of the site should be retained. 

 The additional traffic from the development would exacerbate highway safety 
concerns at the roundabout on Twynyrodyn Road. 

 There are protected species in the area, namely bats and buzzards which may be 
disturbed by the development. 

 There are concerns over whether the existing drainage system has the capacity to 
accommodate additional dwellings. 

 The removal of the existing gate along the access road serving the site may enable 
nuisance behaviour and fly tipping to occur in the area. 

 The development of the site would diminish the views from the properties along Oak 
Tree Rise. 



 The construction noise from the development would result in disturbance to existing 
residents. 

 The area has been subjected to past mining operations and there are concerns over 
the ground stability of the site. 

 There is a culvert in the area that may affected by the development. 
 
POLICY CONTEXT 
 
The following policies are relevant to the determination of this application: 
 
National planning policy 
 
Planning Policy Wales (PPW), Edition 9, November 2016: 
 
Section 4.11 – Promoting sustainability through good design 
 
Para 4.11.9 – 4.11.12 sets 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. 
 
Section 5.5 - Development management and the conservation and improvement of the 
natural heritage 
 
Para 5.5.1 – 5.5.3 notes 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. 
 
Section 8.7 – Development management and transport 
 
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. 
 
Section 9.3 – Development management and housing 
 
Para 9.3.1 – 9.3.4 highlights that new housing schemes should be well integrated with and 
connect to the existing patterns of settlements. Sensitive infilling of small groups of houses, 
or minor extensions to groups may be acceptable, though much will depend upon the 
character of the surroundings. In determining applications for new housing, particular 
regard shall be given to the area’s character, amenity and density. High quality design and 
landscaping standards are also important. 
 
Local planning policy 
 
Merthyr Tydfil Local Development Plan (LDP) 2006-2021: 
 

 Policy BW1 - Development strategy – Primary Growth Area. 

 Policy BW4 - Settlement boundaries / locational constraints. 

 Policy BW5 - Natural heritage. 



 Policy BW7 - Sustainable design and place making. 

 Policy BW8 - Development and the water environment. 

 Policy BW12 - Development proposals and transport. 

 Policy BW17 - Securing community infrastructure benefits. 

 Policy AS4 - Historic landscape. 

 Policy AS22 - Affordable housing contributions. 

 Policy TB9 - Mineral buffer zones. 

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

 SPG1 - Affordable Housing, March 2012. 

 SPG2 - Planning Obligations, March 2012. 

 SPG4 - Sustainable design, July 2013. 

 SPG5 - Nature and Development, May 2015. 
 
PLANNING CONSIDERATIONS 
 
Land use 
 
The application site is located within the settlement boundary and Primary Growth Area as 
defined by the LDP, where the majority of new development is generally encouraged. As 
such, the development of the site for residential purposes is considered to be acceptable in 
principle. Additionally, the site lies on the fringe of a 500m wide mineral buffer zone 
established on the Ffos Y Fran open cast mine. It is considered that the development of the 
site would not be adversely affected by Ffos Y Fran, nor would it impact on the mineral 
operations of open cast mine. In this respect, the extraction zone of Ffos Y Fran has 
progressed further away from the site and the existing residential properties in the vicinity 
since works began several years ago. Therefore the principle of the development is 
considered to be acceptable and complies with policies BW1, BW4 and TB9 of the LDP. 
 
Design 
 
Whilst matters relating to layout, scale and appearance of the development have been 
reserved for future consideration, an indicative layout plan has been submitted in support of 
the application. The layout plan indicates the proposed dwellings could be located to the 
side of the existing properties in Hawthorne Drive with the front elevations orientated to the 
west in a similar manner to the existing farm house. 
 
It is considered that the site is of a sufficient size to accommodate a potential scheme for 5 
dwellings that appropriately responds to the context of the area, with adequate private 
amenity space and off-street parking provision. The scale parameters for the 
minimum/maximum width, depth and height of the dwellings, are considered to be 
acceptable and would enable the detailed design of the development (as part of a reserved 
matters application) to provide an appropriate response to the surrounding context. 
 
Subject to the detailed design of the development being considered as part of a reserved 
matters application, it is considered that the site can be developed without adversely 



impacting on the character and appearance of the area. Therefore, the proposal complies 
with policy BW7 of the LDP. 
 
Amenities 
 
The properties which adjoin the site to the north and east (Hawthorne Drive and Oak Tree 
Rise) have the greatest potential to be affected by the proposed development. The 
indicative layout plan suggests that the dwellings could be located to the side of the existing 
properties on Hawthorne Drive to avoid any direct overlooking into neighbouring garden 
areas. Furthermore, the proposed dwellings could be located a suitable distance (at least 
21m) away from the properties along Oak Tree Rise. The retention of the existing trees 
along the eastern boundary of the site would also offer some additional screening to the 
adjoining gardens.  
 
It is acknowledged that local residents have raised concerns in respect of the impacts from 
construction noise and the loss of views. The noise impact from the construction works 
would be temporary in nature and would not constitute a sufficient reason to refuse this 
application. However, a condition could be attached to any permission to limit the hours of 
construction to reasonable times. The potential impact on the views from neighbouring 
properties is not a material planning consideration. Furthermore, concerns have been 
raised in respect of the removal of a bar-gate along the access lane, which helps reduce 
anti-social behaviour and fly tipping in the area. At this stage no specific details have been 
provided in relation to the works to the access lane. Notwithstanding this, the development 
of additional housing along the lane would improve natural surveillance in the area. 
 
It is considered that the proposed dwellings could be appropriately positioned within the site 
without adversely impacting on residential amenity in terms of loss of privacy or overbearing 
impacts. Therefore, the proposal complies with policy BW7 of the LDP. 
 
Highways and drainage 
 
At present the private access lane serving the site is only capable of accommodating single 
lane traffic with limited opportunity for vehicles to pass. The indicative plans suggest that 
the lane could be increased in width to meet private road standards with a 2m wide footway 
along one side. Whilst specific details of any improvements to the access lane have been 
reserved for future consideration, it is considered that a suitable means of access can be 
accommodated to serve up to 5 dwellings. It is acknowledged that the Engineering and 
Traffic Group Leader has not raised any highway/pedestrian safety concerns in respect of 
the additional traffic movements along the private lane or the wider highway network, 
including the roundabout on Twynyrodyn Road. Therefore, it is considered that a suitable 
access can be provided and the development would comply with policies BW12 and TB11 
of the LDP. 
 
It is noted that concerns have been raised by local residents in respect of the capacity of 
the existing drainage system to accommodate additional dwellings. It is noted that Welsh 
Water has not raised any capacity issues with the existing drainage system in the area. 
However, both Welsh Water and the Engineering and Traffic Group Leader have requested 
details of the proposed drainage scheme be provided before works commence on site, 
which can be secured by condition. Whilst it has been reported by one of the residents that 
a culvert crosses through the site, there is no evidence to substantiate this claim. The 



Engineering and Traffic Group Leader has also not raised any such concerns. Therefore it 
is considered that the development of the site would not have an adverse impact on the 
water environment. Therefore the proposal complies with policy BW8 of the LDP. 
 
Ground conditions 
 
The application site lies within an area identified by The Coal Authority to be at high risk to 
past coal mining operations. As such, a Mining Risk Assessment has been submitted in 
support of the application. It is noted in the assessment that there is disused mine adit 
located near the northern part of the access road and a disused mine shaft located within 
plot 5 at the southern part of the site. The assessment concludes that a further intrusive site 
investigation is required to both establish the precise location of the mine entries and to 
inform the necessary mitigation measures. It is acknowledged that The Coal Authority is 
satisfied with the Mining Risk Assessment and has raised no objection to the development, 
subject to a condition for further intrusive investigations to be carried out. Therefore, it is 
considered that with appropriate mitigation, the stability of the site can be made safe for 
redevelopment. 
 
Ecology 
 
An ecological survey was initially submitted which indicated that the site consisted of a 
number of suitable habitats for reptiles and bats. As such, a further Summer Bat Survey 
and an Amphibian & Reptile Survey were commissioned. It was concluded in these surveys 
that there was no evidence of bats using the site and no amphibians or reptiles were found. 
However, it was noted in the reports that the existing trees along the eastern boundary of 
the site could be used for foraging bats and should ideally be retained as part of the 
development. The Planning Division’s Countryside Officer is satisfied that an appropriate 
assessment of the site has been carried out and has not raised any objection to the 
development. 
 
Whilst concerns have been raised by local residents over the potential impact on protected 
species, the survey assessments submitted in support of the application indicate that no 
such impacts are likely to occur. It is noted that neighbouring residents wish to ensure that 
the existing trees within the site are retained and any knotweed is appropriately removed. 
Matters relating to the potential landscaping of the site have been reserved for future 
consideration. However a condition can be attached to any permission to ensure a scheme 
for the eradication of knotweed is agreed before works commence on site. 
 
It is considered that the development of the site would not have an adverse impact on 
protected species or the natural environment. Therefore the proposal complies with policy 
BW5 of the LDP. 
 
Planning obligations 
 
The requirement for an affordable housing contribution or any other appropriate planning 
obligations has been assessed by the Planning Division’s Policy and Implementation Group 
Leader using the Three Dragons Toolkit. In this instance no such planning obligations have 
been sought as this would likely render the development financially unviable. Therefore, the 
proposal complies with policies BW17 and AS22 of the LDP. 
 



CONCLUSIONS 
 
For the above reasons it is considered that the proposed development is acceptable and 
complies with the relevant LDP policies. Accordingly, the following recommendation is 
made: 
 
RECOMMENDATION: BE APPROVED subject to the following CONDITIONS: 
 

 1. Details of the access, appearance, landscaping, layout, and scale, (hereinafter called 
"the reserved matters") shall be submitted to and approved in writing by the Local 
Planning Authority before any development begins and the development shall be 
carried out as approved. 

  

 Reason -  To comply with Section 92 of the Town and Country Planning Act 1990 
and Part (3)1 of the Town and Country Planning (General Development Procedure) 
(Amendment) (Wales) Order 2012. 

 

 2. Any application for approval of the reserved matters shall be made to the Local 
Planning Authority not later than three years from the date of this permission. 

  

 Reason -  To comply with Section 92 of the Town and Country Planning Act 1990 
and Part (3)1 of the Town and Country Planning (General Development Procedure) 
(Amendment) (Wales) Order 2012. 

 

 3. The development shall begin either before the expiration of five years from the date 
of this permission or before the expiration of two years from the date of approval of 
the last of the reserved matters to be approved, whichever is the later. 

  

 Reason -  To comply with Section 92 of the Town and Country Planning Act 1990 
and Part (3)1 of the Town and Country Planning (General Development Procedure) 
(Amendment) (Wales) Order 2012. 

 

 4. Along with the submission of the statutory "reserved matters" details required by 
Condition 1, a report on the results of the site investigation and gas monitoring 
exercise as recommended in the Mining Risk Assessment (Report No. 
BC/MB/06.15.01), together with a plan identifying the precise location of any mine 
entries, shall be submitted to the local planning authority. The report shall specify 
any measures to be taken to remediate the site to render it suitable for the 
development, as well as a scheme for the treatment of the recorded mine entries on 
site and the definition of a suitable 'no-build' zone. The remedial measures shall be 
carried out in accordance with the details approved in the report. 

  

 Reason - The site may be unstable and as such in the interests of safety remedial 
measures may need to be carried out. 

 

 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 occupation of the dwelling 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. Prior to the occupation of any dwelling 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 before the dwellings are occupied. 

  
 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. 

 
 7. 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. 

  
 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. 

 
 8. Before any works commence on site, a site survey shall be undertaken to identify 

any occurrence of Japanese Knotweed within the application site boundary.  In the 
event that Japanese Knotweed is identified, a scaled site survey shall be submitted 
to the Local Planning Authority identifying the location and extent of all strands or 
occurrence of Japanese Knotweed and this shall be accompanied by a Japanese 
Knotweed strategy setting out the procedures to ensure the complete eradication of 
the Japanese Knotweed.  These shall be submitted to, and approved in writing by, 
the Local Planning Authority.  Any works subsequently carried out shall be in strict 
accordance with such details as may be approved and no development shall 
commence until the Japanese Knotweed has been completely eradicated from the 
site. 

  
 Reason - To prevent the spread of the highly invasive species and to ensure 

compliance with the Wildlife and Countryside Act 1981. 
 
 9. Construction works shall not take place outside the hours of 08:00 to 18:00 Mondays 

to Fridays and 09:00 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 grant of planning permission does not entitle developers to obstruct a public 

right of way. Enforcement action may be taken against any person who obstructs or 
damages a right of way. Development, in so far as it affects a right of way, should 
not be started; and the right of way should be kept open for public use until the 



necessary order under s.247 or s.257 of the Town and Country Planning Act 1990 
for the diversion or extinguishment of the right of way has come into effect. Nor 
should it be assumed that because planning permission has been granted an order 
will invariably be made or confirmed. If you need help or advice concerning the 
diversion or extinguishment order you should contact the Rights of Way Division on 
01685 726225 email: cheryl.jones@merthyr.gov.uk. 

 
 2. The applicant /  developer is advised to contact The Coal Authority on 01623 637 

119 regarding any necessary permits required before any intrusive site investigations 
are carried out, including those relating to the recorded mine entries. 

 
 3. The applicant / developer should ensure that the existing trees/hedgerow along the 

eastern boundary of the site are retained and incorporated as part of the proposed 
landscaping scheme, which is to be submitted as part of a reserved matters 
application. Details of how they would be protected during the development of the 
site should also be provided. 

 
 
------------------------------------------------------------------------------------------------------------------------ 
 
 


