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APPLICATION SITE 
 
The application relates to a crescent shaped parcel of land that is bound on its northern, 
southern and western boundaries by the recently constructed Golwg Yr Afon (road). The 
embankment of an elevated railway line abuts the sites eastern boundary. It has an area of 
approximately 7.4 hectares and is predominantly flat in profile although it rises steeply 
along the eastern boundary towards the railway line. The site, which once formed part of 
the Merthyr Vale colliery, mainly consists of reclaimed grassland with heavily wooded areas 
on the eastern embankment. Four vehicular access points into the site were provided as 
part of the construction of the road. These access points are fairly evenly spaced and 
located along the northern, southern and western boundaries. A roundabout, adjoining the 
very southern tip of the site and which forms part of Golwg Yr Afon, enables access to 
Nixonville, Taff and Crescent Street and Bells Hill. The site is located on the valley floor 
between the settlements of Merthyr Vale and Aberfan. A footbridge across the railway line 
forms a connection between the two settlements. It ends at the application site boundary. 
However, paths through the application site provide routes to the footpath along Golwg Yr 
Afon. This in turn enables access (via an existing footbridge, newly constructed footbridge 
and road bridge) to Aberfan and vice versa.   
 
The closest properties, which are on a similar level to the application site, are those in 
Nixonville. The properties in Merthyr Vale to the east of the site are elevated above the site 
and a significant distance away. 
   
PROPOSED DEVELOPMENT 
 
Full planning permission is sought for a residential development that would consist of 153 
dwellings. Of these properties, 43 would be affordable housing units. The mix of house 
types would be as follows: 
 
Market housing 
 
12 No. 2 bedroom dwellings 
63 No. 3 bedroom dwellings 
35 No. 4 bedroom dwellings 
 
Affordable housing 
 
12 No. 1 bedroom apartments 
20 No. 2 bedroom dwellings 
10 No. 3 bedroom dwellings 
1 No. 4 bedroom dwelling 
 
The size and design of the houses/apartments vary considerably with 10 different house 
types and 1 apartment building being proposed. All the buildings would be two storey with 
red brick being the dominant external walling material (although a significant number of the 
more prominently located properties would have a chalk coloured render applied to their 
primary elevation(s)/features). The roofs of all the properties would be covered with slate 
grey concrete tiles.  
 



As pointed out above, vehicular access to the site would be via four existing accesses that 
were constructed as part of Golwg Yr Afon. The proposed layout of the site has essentially 
been divided into two sections with each section having two accesses serving a main 
internal spine road. These spine roads lead to a number of cul-de-sacs which 
predominantly end in a series of private drives (serving 3-5 dwellings).    The sections of the 
site are however linked by a tree lined and wide foot/cycle path.  
 
A large area of open space (approximately 1.55 hectares) is proposed in the north eastern 
section of the site. In this area, two informal open spaces or ‘pocket parks’ would be 
provided along with the enhancement of existing woodland and grassed areas. Surfaced 
and green/grassed paths would also be introduced. These would not only enable access to 
the open space but also provide access to and from the railway footbridge (i.e. maintain 
links between Merthyr Vale and Aberfan).  
 
The landscaping scheme submitted with the application proposes tree lined internal streets 
and a green frontage to Golwg Yr Afon. Additional planting is proposed to verges, to divide 
private access driveways/roads and along the main entrance roads.    
 
Finally, a pumping station is proposed in the very southern corner of the site. 
 
The application was supported by the following: 
 

- Pre-application Consultation Report (JLL – November 2017)  
- A Design and Access Statement (DAS)  
- Flood Consequences Assessment (Jubb – September 2017)  
- Site Investigation Report (Integral Geotechnique - Sept 2016) and additional letter 

(dated 20/12/2017) 
- Transport Assessment (Jubb – June 2017) 
- Heritage Assessment (SLR – April 2017) 
- Landscape Management and Maintenance Plan (the Urbanists January 2018) 
- Preliminary Ecological Appraisal (SLR – April 2017). 

 
 
PLANNING HISTORY 
 
The application site has a fairly extensive planning history, most of which is not directly 
relevant to the consideration of this application. The details of the previous applications 
relating to the site are summarised below: 
 
P/04/0641 (Outline) - Project Riverside mixed use development comprising - 230 dwellings, 
primary school, nursing home/residential home, two shops, office complex, pub/restaurant 
and demolition of Taff Street and Crescent Street - Secretary of State Call-in – Approved 
subject to conditions 11th March 2008. 
 
P/09/0287 (Full) - Project Riverside Infrastructure incorporating new highways including two 
roundabouts, a road bridge across the River Taff, a footbridge, four bus stops with shelters, 
a public car park, a ‘Home Zone’ at Nixonville, footpaths and cycle paths, underground 
services and utilities (including sewers and a pumping station), flood protection walls, 
general infrastructure and landscape works. Approved 16th December 2010. 
 



P/15/0184 (Full) A revised scheme (following planning permission P/09/0287) for the 
construction of a new highway including a roundabout, a road bridge, a footbridge, 
footpaths and cycle paths, lighting, earth bunding, an area for the disposal of Japanese 
Knotweed and other associated works. Approved 15th October 2015. 
 
CONSULTATION  
 
Internal 
 
Planning Division’s Policy Group Leader - No objection. 
 
Engineering and Traffic Group Leader- No objection. 
 
Planning Division’s Landscape Architect - No objection. 
 
Planning Division’s Countryside Officer/Ecologist – No objection. 
 
Environmental Health Manager – No objections subject to conditions. 
 
Housing and Community Safety Manager – No objection. 
 
Estates Officer– No objection. 
 
Rights of Way – No response. 
 
Education – No response. 
 
External 
 
Natural Resources Wales (NRW) – No objection subject to conditions regarding 
contamination. 
 
Welsh Water – No objection subject to a condition (foul and surface water details). 
 
South Wales Police (Designing out Crime Officer) – No objection subject to some 
suggested minor changes. 
 
The Coal Authority – No objection. 
 
Network Rail – No objection. 
 
Wales and West Utilities – No objection. 
 
PUBLICITY 
 
In accordance with the Town & Country Planning (Development Management Procedure) 
(Wales) Order 2012 the application was advertised by the following means: 
 
• A press notice was published in the Merthyr Express newspaper on the 07/12/17. 
• Site notices were displayed in 11 locations in areas surrounding the site. 



• Letters were sent to properties in Nixonville and Ynysowen Primary School. 
 
As a result of this publicity exercise one objection was received raising, in summary, the 
following concerns: 
 
• The plans appear to block the path that goes through the site. Therefore, there is 
concern that residents will be unable to easily access the doctors, school, post office, 
community centre etc. 
 
POLICY CONTEXT 
 
National Planning Policy 
 
Planning Policy Wales (PPW) Edition 9 (November 2016) sets out the land use policies of 
the Welsh Government. The most relevant sections to the proposal are: 
 
Section 2.1.2 points out that planning applications must be determined in accordance with 
the adopted local development plan unless material considerations indicate otherwise. 
 
Section 3.1.4 states that ‘Proposals should be considered in terms of their effect on the 
amenity and existing use of land and buildings in the public interest. When determining 
planning applications local planning authorities must take into account any relevant view on 
planning matters expressed by neighbouring occupiers, local residents and any other third 
parties. While the substance of local views must be considered, the duty is to decide each 
case on its planning merits’. 
 
Sections 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. Section 
4.11.9 states that ‘the visual appearance of proposed development, its scale and its 
relationship to its surroundings and context are material planning considerations’. 
 
Sections 5.5.1 – 5.5.3 – Development Management and the Conservation and 
Improvement of the Natural Heritage - note that the impact a development proposal may 
have on wildlife or the landscape is an important consideration in determining applications. 
Wherever possible adverse effects on the environment should be avoided or acceptably 
minimised. 
 
Section 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 9.3.3 states that ‘Insensitive infilling, or the cumulative effects of development or 
redevelopment, including conversion and adaptation, should not be allowed to damage an 
area’s character or amenity. This includes any such impact on neighbouring dwellings, such 
as serious loss of privacy or overshadowing’. 
 
Section 9.3.4 points out that ‘In determining applications for new housing, local planning 
authorities should ensure that the proposed development does not damage an area’s 
character and amenity’. 
 



Section 13.4.1 – Development Management and Flood Risk – states:  
 
‘Development proposals in areas defined as being of high flood hazard should only be 
considered where: 
 

•  New development can be justified in that location, even though it is likely to be at 
risk from flooding; and 

•  The development proposal would not result in the intensification of existing 
development which may itself be at risk; and 

•  New development would not increase the potential adverse impacts of a flood 
event.’ 

 
Section 13.4.3 – Development Management and Flood Risk – points out ‘it is essential that 
Natural Resources Wales’ advice is obtained and given due weight as a material 
consideration by planning authorities in determining individual planning applications’. 
 
Section 13.7.1 – Development Management and Contaminated Land – states: 
 
‘Planning decisions need to take into account: 
 

•  The potential hazard that contamination presents to the development itself, its 
occupants and the local environment; and 

•  The results of a specialist investigation and assessment by the developer to 
determine the contamination of the ground and to identify any remedial measures 
required to deal with any contamination’. 

 
The policies in PPW are supported by Technical Advice Notes (TANs). The most relevant 
TANs to this application are as follows:- 
 
TAN 2: Planning and Affordable Housing advises on the role of the planning system in 
delivering affordable housing. 
 
TAN 5: Nature Conservation and Planning sets out measures that should be followed in 
delivering the protection and enhancement of nature conservation. 
 
TAN 12: Design advises that the Assembly Government is strongly committed to achieving 
the delivery of good design in the built and natural environment, which is fit for purpose and 
delivers environmental sustainability, economic development, and social inclusion at every 
scale throughout Wales. 
 
TAN 15: Development and Flood Risk provides a framework within which risks arising from 
both river and coastal flooding, and from additional run-off from development in any 
location, can be assessed. 
 
TAN 18: Transport describes how to integrate land use and transport planning and explains 
how transport impact should be assessed and mitigated. 
 
TAN 23: Economic Development advises on, amongst other issues, assessing the 
economic benefits of new development. 
 



Local Planning Policy  
 
Given the Aberfan – Merthyr Vale Link (Golwg Yr Afon) has been developed (Policy AS10), 
the following policies of the Merthyr Tydfil Local Development Plan (LDP) 2006-2021 are 
considered relevant to the determination of this application. 
 
Policy BW3 - Development Strategy – Other Growth Area 
Policy BW4  - Settlement boundaries/locational constraints. 
Policy BW5 - Natural heritage. 
Policy BW6 - Townscape and built heritage. 
Policy BW7 - Sustainable design and place making. 
Policy BW8 - Development and the water environment. 
Policy BW11 - Transport, cycling and pedestrian proposals. 
Policy BW12 - Development proposals and transport. 
Policy BW16 - Protecting/enhancing the network of leisure facilities. 
Policy BW17- Securing community infrastructure benefits 
Policy AS22 - Affordable housing contributions 
Policy BW18 - Contaminated land. 
Policy TB11 - Access, parking and accessibility of local facilities. 
Policy AS3 - Housing allocations in other growth areas (H39 – Former Merthyr Vale Colliery 
– Project Riverside) for 150 houses in the LDP. 
 
Supplementary Planning Guidance (SPG): 
 
SPG 1 - Affordable Housing, March 2012. 
SPG 2 - Planning Obligations, March 2012. 
SPG 4 - Sustainable Design (July 2013) 
SPG 5 – Nature and Development, May 2015. 
CSS Wales Parking Standards, January 2008. 
 
PLANNING CONSIDERATIONS 
 
The application site forms part of a larger parcel of land which is allocated (H39 – Former 
Merthyr Vale Colliery – Project Riverside) in the LDP for housing (Policy AS3). The 
application site also includes land which is protected as an open space for informal 
recreation in the LDP (Policy BW16). Although the proposed built development encroaches 
slightly into this protected area it also proposes to significantly enhance this space whilst 
also using a portion of the allocated housing site for informal recreation. Given that the vast 
majority of the proposed developed site is allocated for housing and that the value of the 
existing open space to the local community would be significantly improved, the principle of 
the proposed development is acceptable. It should also be noted that permission 
(P/09/0287) has also previously been granted for residential development on this site. 
 
Therefore, given the principle of the development is acceptable, the main considerations in 
the assessment of this application are: 
 

- The impact on fluvial flood risk from the River Taff. 
- The impact on the character and appearance of the area. 
- Highway and pedestrian safety. 
- The impact on residential amenity. 



- The impact on ecology. 
- The impact on the setting of historic assets including the Aberfan Cemetery and the 

Garden of Remembrance. 
 
The impact on fluvial flood risk from the River Taff. 
 
A large proportion of the application site, which would be developed for housing, lies within 
Zone C1 as defined by the Development Advice Maps (DAM) referred to under TAN15: 
Development and Flood Risk. The DAM dictate which areas are considered liable to 
flooding. Figure 1 of TAN 15 describes Zone C1 as areas of the ‘floodplain which are 
developed and served by significant infrastructure, including flood defences’. This 
classification is used to indicate that development can take place in such areas subject to 
the tests set out in section 6.2 of TAN15 being justified.  
 
The first test is whether the proposal ‘is necessary to assist, or be part of, a local authority 
regeneration initiative or a local authority strategy required to sustain an existing 
settlement’. The application satisfies both these criteria insofar as the land forms part of 
specific allocation (H39) in the LDP aimed at sustaining the integrity and vitality of existing 
settlements by providing much needed housing, recreation facilities/open space and 
transportation improvements (i.e. the provision of Golwg Yr Afon). The site forms part of the 
former Merthyr Vale Colliery and therefore the second test is met since it is a brownfield 
site. The final test in section 6.2 is for the applicant to demonstrate the potential 
consequences of flooding can be managed to an acceptable level in accordance with 
criteria in TAN15. Natural Resources Wales (NRW) has confirmed that the submitted Flood 
Consequences Assessment (FCA) ‘has demonstrated that the consequences are 
manageable’ and therefore raise no objection in this respect. It should be noted that the 
flood defences (i.e. earth bunds) are located on land owned by the Council and therefore 
the future maintenance and management can be easily controlled. 
 
Given the above and the fact that NRW have raised no objection to the proposal it accords 
with TAN15 and policy BW8 of the LDP. 
 
The impact on the character and appearance of the area. 
 
The application is somewhat isolated as it is located on a former colliery site on the valley 
floor and between the settlements of Aberfan and Merthyr Vale. Nevertheless, it is clearly 
visible from parts (mostly elevated) of Aberfan to the west and from users of Golwg Yr Afon. 
Therefore, the visual appearance of the development and how it positively connects with 
surrounding communities is extremely important. With this in mind and given the constraints 
of the site (i.e. its shape, past mine working, fixed access points, underground culverts, the 
railway line and steep embankments), the layout provides strong attractive frontages to 
both external (i.e. Golwg Yr Afon) and internal roads. This, combined with the proposed 
strategic landscaping (i.e. tree lined streets and strong landscaping along Golwg Yr Afon) 
and creation (where possible) of strong vistas/focal points would result in a layout which 
would be inviting, legible and visually attractive. The open space/recreation area, albeit 
slightly divorced from the development, would be fairly well overlooked from the properties 
that would front this area from the opposite side of one of the main spine roads. It would 
also provide enhanced pedestrian links to and from the existing railway footbridge. The 
layout itself would be permeable and allow pedestrians to utilise a number of different 
routes to get to their desired location (e.g. the schools, railway station, bus stops or other 



services in the sounding communities). These routes are also safe as they would be along 
well-lit overlooked streets and/or footpaths.  
 
The design of the dwellings and apartments is also considered acceptable. As stated 
above, the relative isolation of the site and the scale of development (i.e. 153 dwellings) has 
enabled house designs, boundary treatments, landscaping and materials to be introduced 
that may not be reflective of those found in the historic streets on both sides of the valley. 
However, the majority of the proposed house types are simple in their form with a strong 
vertical emphasis and symmetry to the front elevations. It is also proposed to introduce 
render to prominent elevations of a number of the properties. This would not only introduce 
a more traditional material and break up the monotony of red brick but also add interest to 
key buildings. The use of a slate grey roof tile is welcomed as the roofs would be visible 
from cross valley vantage points and it is thus important that the colour complements that of 
the surrounding/historic properties. The houses and apartments are also all two storey 
which reflects the dominant height of the houses in the surrounding areas. 
 
Given, the above, the proposal accords with policy BW7 of the LDP. 
 
Highway and pedestrian safety. 
 
The Transport Assessment (TA) correctly points out that Golwg Yr Afon was constructed, 
amongst other benefits, to accommodate the additional traffic that would be forthcoming 
from the allocated housing site. It concludes that the proposal would not lead to any 
adverse impact on the local highway network. It should also be noted that the site is in an 
extremely sustainable location with it being in close proximity to the railway station, bus 
stops, schools and a variety of other local services. 
 
The main internal roads and accesses onto Golwg Yr Afon have been designed to 
adoptable standards and sufficient off-street parking is provided for each residential unit. As 
such, the Engineering and Traffic Group Leader has raised no objection to the application. 
The proposed development therefore complies with policies BW11, BW12 and TB11 of the 
LDP. 
 
The impact on residential amenity. 
 
Given the distance away from existing properties there would be no overbearing impact, 
loss of light or overlooking from the proposed development. It is noted that no objections 
have been received on such grounds. The proposed properties are also sufficiently spaced 
to protect residential amenity. The proposal therefore accords with policy BW7 of the LDP. 
 
The impact on ecology 
 
The Preliminary Ecological Appraisal concludes that the parts of the site which are most 
likely used by birds, reptiles and bats are those which would be retained as part of the open 
space provision. Therefore any adverse impact on such species would not be expected. 
The Planning Division’s Countryside Officer has considered the appraisal and has raised no 
objection provided the development is carried out in accordance with the recommendations 
and conclusions of the report. The proposal is therefore considered acceptable in ecological 
terms and therefore accords with policy BW5 of the LDP. 
 



The impact on the setting of historic assets including the Aberfan Cemetery and the Garden 
of Remembrance. 
 
The Heritage Assessment submitted with the application considered the impact of the 
proposed development on the archaeology and cultural heritage surrounding the site. In 
particular the report assessed the impact of the proposal on the setting of these assets 
(including cairns, historic field boundaries/farmsteads, industrial archaeology, listed 
buildings and the Aberfan Cemetery and the Garden of Remembrance). The assessment 
concludes that the overall impact on the archaeology and cultural heritage surrounding the 
site is negligible to low. 
 
The conclusions of the assessment are not disputed and it is noted that Glamorgan Gwent 
Archaeological Trust has raised no objection to the proposal and do not require further 
archaeological investigations to be undertaken during the proposed development. The 
proposal therefore accords with policy BW6 of the LDP.   
 
Other Issues 
 
With reference to the publicity exercise carried out, the concerns of the local resident are 
noted, however, the developer has confirmed that, subject to certain stages of the 
development when for health and safety reasons it would not be possible (e.g. remediation 
that needs to take place across the entire site), a temporary access would be provided to 
enable pedestrians/cyclists to travel from the railway footbridge to Golwg Yr Afon and vice 
versa to be able to access the doctors, school, post office, community centre etc. It is 
recommended that details of the temporary access are secured by condition.   
 
CONCLUSION 
 
I have considered 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 Act”). In reaching 
this decision, I have taken into account the ways of working set out at section 5 of the Act 
and I consider that this decision 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 Act.    
 
The proposal is welcomed as it provides much needed new housing for the County 
Borough in a sustainable location. It is also appreciated that 28% of the housing would be 
affordable. This figure is well above the 5% required by policy AS22 of the LDP and would 
provide an essential contribution to the housing needs of the immediate locality and wider 
area. The design of the houses, layout of the site, open space provision and strategic 
landscaping would result in a quality place that is well connected to the existing community. 
There is no objection to this application on flood risk grounds and the proposal is also 
acceptable in terms of its impact on highway and pedestrian safety, residential amenity, 
ecology and historic assets. As such, it complies with the relevant policies of the LDP.  
 
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: 
  
 - Location Plan Drawing No. 1620/LP01 
 - Application Planning Layout Drawing No. 1620/PL-01 
 - External Works Layout Drawing No. 1620 EWL-01 
 - House Finishes Layout Drawing No. 1620 HFL-01 
 - H1282 - Drawing No. 1620/DS/1282/01/A 
 - H1282 - Drawing No. 1620/DS/1282/02/A 
 - H1243 - Drawing No. 1620/DS/1243/01/A 
 - H1243 - Drawing No. 1620/DS/1243/02/A 
 - H1243 - Drawing No. 1620/DS/1243/03/A 
 - H1208 - Drawing No. 1620/DS/1208/01 
 - H1208 - Drawing No. 1620/DS/1208/02 
 - H912 - Drawing No. 1620/DS/912/01/B 
 - H912 - Drawing No. 1620/DS/912/02/B 
 - H897 - Drawing No. 1620/DS/897/01 
 - H897 - Drawing No. 1620/DS/897/02 
 - H861 - Drawing No. 1620/DS/861/01/A 
 - H861 - Drawing No. 1620/DS/861/02/A 
 - H663 - Drawing No. 1620/DS/663/01/A 
 - H663 - Drawing No. 1620/DS/663/02/A 
 - AFF - 2.1.1 - Drawing No. 1620/AFF/2.1.1/01/B 
 - AFF - 4.2.1 - Drawing No. 1620/AFF/4.2.1/01/A 
 - AFF - 4.2.1 - Drawing No. 1620/AFF/4.2.1/02/A 
 - AFF - 5.3.1 - Drawing No. 1620/AFF/5.3.1/01/A 
 - AFF - 5.3.1 - Drawing No. 1620/AFF/5.3.1/02/A 
 - AFF - 7.4.1 - Drawing No. 1620/AFF/7.4.1/01/A 
 - Garages - Drawing No. 1620/GAR/01 

- Landscape Strategy Drawing No. 1623-URB-XX-XX-GA-90 Drawings 1,2 and  
3 revision C 

 - Landscape Management and Maintenance Plan (January 2018) 
 - Transport Assessment (June 2017) 
 - External works (November 2017) 

- Site Investigation Report (Integral Geotechnique Set 2016) and additional 
letter dated 20th December 2017. 

 - Flood Consequence Assessment (Jubb - January 2018).  
 - Preliminary Ecological Appraisal (SLR - April 2017). 
   
 Reason - To ensure compliance with the approved plans and clearly define the 

scope of the permission. 
 
 3. The proposed residential units (highlighted with a red circle on approved drawing 

1620/PL-01) shall only be used for affordable housing purposes in accordance with 



the definition of affordable housing as set out in paragraphs 5.1 and 5.2 of Technical 
Advice Note (TAN) 2: Planning and Affordable Housing (June 2006) or any future 
guidance that replaces it. The residential units shall be affordable for both the first 
and subsequent occupiers. 

  
 Reason - To ensure the residential properties are only used for affordable housing in 

accordance with policy AS22 of the Merthyr Tydfil Local Development Plan.  
 
 4. Prior to the occupation of the 85th dwelling, the informal open spaces, pedestrian 

/cycle links and works to retain and enhance the existing native vegetation 
(highlighted as 1, 2 and 5 on the approved Landscape Strategy Plan (Landscape 
Strategy Drawing No. 1623-URB-XX-XX-GA-90 Drawings 1,2 and 3 revision C) and 
to the east of the main estate road) shall be completed in accordance with the 
approved Landscape Management and Maintenance Plan (January 2018) and 
details of the 'pocket parks' and pedestrian/cycle links which have first been 
submitted to and approved in writing by the local planning authority. The completed 
scheme shall be managed and maintained thereafter in accordance with the 
approved Landscape Management and Maintenance Plan (January 2018).    

  
 Reason - To ensure that adequate open space/recreation area is provided in 

accordance with policy BW17 of the Merthyr Tydfil Local Development Plan.   
  
 
 5. All planting and seeding comprised in the approved details of landscaping 

(Landscape Strategy Drawing No. 1623-URB-XX-XX-GA-90 Drawings 1,2 and 3 
revision C) shall be carried out in the first planting and seeding seasons following the 
completion of each phase of the development; and any trees or plants which within a 
period of 5 years from the completion of the each phase die, are removed or become 
seriously damaged or diseased shall be replaced in the next planting season with 
others of similar size and species. The phasing of the development shall be 
submitted to and agreed in writing by the local planning authority before the 
construction of any dwelling. The completed scheme shall be managed and 
maintained in accordance with the approved Landscape Management and 
Maintenance Plan (January 2018).    

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

amenity and to protect the habitat of foraging bats in accordance with policies BW5 
and BW7 of the Merthyr Tydfil Local Development Plan. 

 
 6. 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. 

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

accordance with Policy BW8 of the Merthyr Tydfil Local Development Plan. 
 
 7. Notwithstanding the submitted plans, no development shall commence until 

details of existing ground levels and proposed finished ground and floor levels 
(including relevant sections) 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 interests of visual amenity and residential amenity in accordance 

with Policy BW7 of the Merthyr Tydfil Local Development Plan. 
 
 8. No development shall commence until details of a temporary footpath/cycle link(s) 

from the railway footbridge, to the east of the site, to Golwg Yr Afon have been 
submitted to and approved in writing by the local planning authority. The temporary 
footpath/cycle link(s) shall be provided in accordance with the approved details and 
for a timescale which has first been submitted to and agreed in writing by the local 
planning authority before the commencement of development. 

  
 Reason - To ensure to existing pedestrian route is maintained during the 

construction of the development in accordance with Policy BW12 of the Merthyr 
Tydfil Local Development Plan.     

 
 9. No development shall commence, 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; 
 v) wheel washing facilities; and 
 vi) measures to control the emission of dust and dirt during demolition and 
 construction. 
  
 Reason - In the interest of residential and visual amenity and highway safety in 

accordance with policies BW7 and BW12 of the Merthyr Tydfil Local Development 
Plan. 

 
10. 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. 
 
11. The pumping station shall not be constructed until details (including safety 

enclosure) have first been submitted to and agreed in writing by the local planning 
authority. The development shall be carried out in accordance with the approved 
details. 

  



 Reason - To ensure that the development will be visually attractive in the interests of 
amenity and in accordance with policy BW7 of the Merthyr Tydfil Local Development 
Plan. 

 
12. Demolition or construction works shall not take place outside the hours of 0800 to 

1800 Mondays to Fridays and 0800 to 1400 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. 

 
13. 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 - In the interests of visual amenity in accordance with Policy BW7 of the 

Merthyr Tydfil Local Development Plan. 
 
14. Prior to the commencement of development (or such other date or stage in 

development as may be agreed in writing with the local planning authority), the 
following components of a scheme to deal with the risks associated with 
contamination of the site shall each be submitted to and approved, in writing, by the 
Local Planning Authority: 

  
 1. A preliminary risk assessment which has identified: 
 - all previous uses 
 - potential contaminants associated with those uses 
 - a conceptual model of the site indicating sources, pathways and receptors 
 - Potentially unacceptable risks arising from contamination at the site. 
  
 2. A site investigation scheme, based on (1) to provide information for a detailed 

assessment of the risk to all receptors that may be affected, including those off site. 
  
 3. The site investigation results and the detailed risk assessment (2) and, based on 

these, an options appraisal and remediation strategy giving full details of the 
remediation measures required and how they are to be undertaken. 

  
 4. A verification plan providing details of the data that will be collected in order to 

demonstrate that the works set out in (3) are complete and identifying any 
requirements for longer-term monitoring of pollutant linkages, maintenance and 
arrangements for contingency action. 

  
 Any changes to these components require the express consent of the local planning 

authority. The scheme shall be implemented in accordance with the approved 
details. 

  



 Reason - To protect the water environment and so as to accord with Policy BW18 of 
the Merthyr Tydfil Local Development Plan. 

 
15. Prior to commencement of development, a verification report demonstrating 

completion of the works set out in the approved remediation strategy and the 
effectiveness of the remediation shall be submitted to and approved, in writing, by 
the local planning authority. The report shall include results of sampling and 
monitoring carried out in accordance with the approved verification plan to 
demonstrate that the site remediation criteria have been met. It shall also include any 
plan (a "long-term monitoring and maintenance plan") for longer-term monitoring of 
pollutant linkages, maintenance and arrangements for contingency action, as 
identified in the verification plan, and for the reporting of this to the local planning 
authority. 

  
 Reason - To protect the water environment and so as to accord with Policy BW18 of 

the Merthyr Tydfil Local Development Plan. 
 
16. Reports on monitoring, maintenance and any contingency action carried out in 

accordance with a long-term monitoring and maintenance plan shall be submitted to 
the local planning authority as set out in that plan. On completion of the monitoring 
programme a final report demonstrating that all long-term site remediation criteria 
have been met and documenting the decision to cease monitoring shall be submitted 
to and approved in writing by the Local Planning Authority. 

  
 Reason - To protect the water environment and so as to accord with Policy BW18 of 

the Merthyr Tydfil Local Development Plan. 
 
17. If, during development, contamination not previously identified is found to be present 

at the site then no further development (unless otherwise agreed in writing with the 
local planning authority) shall be carried out until the developer has submitted to, and 
obtained written approval from the local planning authority for, an amendment to the 
remediation strategy detailing how this unsuspected contamination shall be dealt 
with. 

  
 Reason - To protect the water environment and so as to accord with Policy BW18 of 

the Merthyr Tydfil Local Development Plan. 
 
 
 
 
 
 


