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APPLICATION SITE 
 
This application relates to a large factory located on the Goat Mill Road Industrial 
Estate which is occupied by Stephens and George. The company’s main operations 
include the printing of magazines, brochures, catalogues, programmes, event guides 
and other commercial products. The application site, which is rectangular, measures 
approximately 92 metres wide by 22 metres deep and is located to the south of the 
existing factory. It slopes steeply from north to south and is well covered with trees 
and other vegetation. An open drainage ditch is located within the application site. 
The application site adjoins part of the industrial unit which is single storey. Although 
it has a hipped roof, the design of this part of the factory is simple with very little 
openings. It is constructed from a steel frame with metal cladding to the elevations 
and roof.  
 
The site is located in a fairly isolated location, in the south east corner of the 
industrial estate, and bound by the wooded embankment to the south, east and west 
and the main printing factory unit and offices to the north. 
 
PROPOSED DEVELOPMENT 
 
Full planning permission is sought for an extension to the existing factory to house 
new printing presses. It would be attached to the rear of the existing building and 
have a maximum width of 86 metres and a depth of 15 metres. The ridge height 
would be 6.2 metres. The extension would have two small doors in its rear and side 
(eastern) elevations. The external walls would be clad (to match the existing 
building) above a small brick wall. The gabled roof would also be covered with metal 
cladding to match the existing building. Internally, the extension would access the 
existing building via a 6.2 metre wide opening and, from the western end of the 
extension, by means of a small lean-to projection (metal clad in materials to match 
the existing). The applicant has pointed out that the position of the extension is vital 
in terms of workflow and it would not be workable in any other location.  
 
Given the topography of the land and in order to erect the extension, it would be 
necessary to construct a retaining wall. The retaining wall would have a maximum 
height of approximately 4 metres and would be constructed to the rear and sides of 
the extension. The open ditch would be diverted to the rear of the retaining wall and 
‘tumble back’ to the existing level to the west of the development. 
 
The application has been supported by: 
 
• A Design, Access and Sustainability Appraisal (May 2018). 
• A Pre-Application Consultation Report (June 2018) 
• An Ecological Appraisal (May 2018) 
• A Surface Water Drainage Strategy Document (May 2018) 
• A Geo-Environmental and Geotechnical Report (August 2017)  
   
PLANNING HISTORY 
 
There is no relevant history relating to the application site. 
 



CONSUTLATION 
 
Engineering and Traffic Group Leader - No objection subject to conditions. 
 
Planning and Countryside Division’s Policy Group Leader - No objection. 
 
Planning and Countryside Division’s Landscape Architect – No objection. 
 
Planning and Countryside Division’s Countryside Officer – No objection. 
 
Environmental Health Manager - No response. 
 
Welsh Water - No objection subject to conditions. 
 
Coal Authority – No objection subject to conditions. 
 
PUBLICITY 
 
In accordance with the Town & Country Planning (Development Management 
Procedure) (Wales) Order 2012, three site notices were displayed within the vicinity 
of the site and a notice was advertised in the local newspaper on the 5th July 2018. 
 
As a result of this publicity exercise no letters of objection were received. 
 
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 7.1.3 indicates that the planning system should support economic and 
employment growth alongside social and environmental considerations in the context 
of sustainable development. In particular, local planning authorities should seek to 
facilitate regeneration and aim to, amongst other things, co-ordinate development 



with infrastructure provision; promote the re-use of previously developed, vacant and 
underused land; and deliver physical regeneration and employment opportunities to 
disadvantaged communities. 
 
Paragraph 7.2.2 also states that local planning authorities are required to ensure that 
the economic benefits associated with a proposed development are understood and 
that these are given equal consideration with social and environmental issues in the 
decision-making process, and should recognise that there will be occasions when 
the economic benefits will outweigh social and environmental considerations.  
 
Paragraph 7.6.1 requires the adoption of a positive and constructive approach to 
applications for economic development and highlights the need to assess economic 
benefits which include: the number and types of jobs to be created on site; the 
contribution to redressing economic disadvantage and supporting regeneration 
priorities; and the contribution to wider spatial strategies, including the growth or 
regeneration of certain areas. 
 
The policies in PPW are supported by Technical Advice Notes (TANs). The most 
relevant TANs to this application are as follows: 
 
TAN 5 – Nature Conservation and Planning provides advice about how the land use 
planning system should contribute to protecting and enhancing biodiversity and 
geological conservation. 
 
TAN 12 - Design advises that the Welsh 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 23 - Economic Development advises on, amongst other issues, assessing the 
economic benefits of new development.  
 
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 BW7 - Sustainable design and place making 
• Policy BW8 - Development and the water environment 
• Policy BW12 - Development proposals and transport 
• Policy BW16 - Protecting/enhancing the network of leisure facilities 
• Policy AS24 - Employment site protection 
• Policy TB10 - Waste management facilities 
• Policy TB11 - Access, parking and accessibility of local facilities 
 
Other Material Considerations 
 
Supplementary Planning Guidance (SPG) Note 4: Sustainable Design 
Supplementary Planning Guidance (SPG) Note 5: Nature and Development 



Open Space Strategy (adopted June 2016) 
 
PLANNING CONSIDERATIONS 
 
Land use 
 
The site is located within the Primary Growth Area of the LDP, and is situated within 
settlement limits. Accordingly, the principle of development is considered acceptable, 
subject to the proposal satisfying other LDP policies and material planning 
considerations. A small part of the site falls within land protected by policy AS24 of 
the LDP for business/employment uses. Therefore, in terms of this land, the proposal 
complies with policy AS24 as it would provide an extension to an existing B2 
(General Industrial) use. However, the majority of the application site is within an 
area protected (by policy BW16 of the LDP) for recreation and amenity purposes. 
Policy BW16 states: 
 

The Council will protect and support the enhancement of the County Borough’s 
network of leisure facilities including outdoor play space, public open space and 
public rights of way in order to ensure their continued use for recreation and 
amenity.  Development proposals that result in the loss of an existing facility will 
not normally be permitted unless: 

 
• Alternative provision of at least equivalent value to the local community can 

be provided nearby, or 
• It can be demonstrated that existing provision is inappropriate or surplus to 

the needs of the community and is no longer required, or 
• In the case of commercially based leisure facilities, it can be demonstrated 

there is no longer a viable leisure use for the facility. 
 
The application site forms an extremely small part of a large expanse of land 
(protected by policy BW16) that stretches the entire western boundary of the Goat 
Mill Road Employment Site (allocated by policy AS24) and beyond. The application 
site is somewhat lost in the vastness of this protected landscaped embankment. 
Furthermore, given the location of the site, the topography of the land and the need 
to excavate into the embankment, the extension would hardly be noticeable in the 
wider landscaping if constructed (i.e. it would be screened by the remaining trees 
and landscaping). It also appears not to be used by the community (due to its 
location, accessibility and steep gradient) and as such provides minimal value. 
Interestingly, this land is not identified as an open space in the recently adopted 
Open Space Strategy. Therefore, it is considered that this part of the application site 
is surplus to the needs of the community and no longer required. Notwithstanding 
this, it is considered that providing an extension to a business that employs 230 
people to improve both the efficiency and quality of the products is a material 
planning consideration (PPW and TAN 23). In this instance, the economic benefits 
from the proposal, far outweigh any adverse impact from the loss of a relatively small 
parcel of land which is protected by policy BW16. 
 
Therefore, the proposal complies with policies BW4, AS24 and BW16 of the LDP. 
 
Given the above, the other main planning considerations for this proposal would be: 



 
• The impact of the extension on the character and appearance of the existing 

building and wider area;  
• Highway safety and car parking considerations; and 
• Ecological considerations. 

 
The impact of the extension on the character and appearance of the existing building 
and wider area 
 
As stated above, the visual impact of the development would be minimal given its 
siting, height and the presence of surrounding landscaping. The existing building 
would mask the proposal from any cross valley vantage points to the north. Likewise, 
the steep landscaped embankment would ensure that the extension would not be 
visible from the A4060 to the south or any properties/businesses to the east and 
west. Notwithstanding this, the design of the extension is considered acceptable. For 
the same reasons and the fact that it would also be hidden by the extension, the 
retaining wall would have no visual impact. As such the external appearance of this 
structure is not a concern.  
 
Although the proposal would result in the loss of a considerable number of trees, it is 
considered that the surrounding planted embankment would ensure the development 
is adequately screened and as such no replacement planting would be necessary. 
 
Given the above the proposal complies with policy BW7 of the LDP. 
 
Highway safety and car parking 
 
The surrounding roads, main highway serving the industrial estate and the access 
into the site can easily accommodate any increase in traffic from the proposed 
development. Furthermore, given this is an extension to an existing facility and is 
required mainly to improve the existing workflow, there is adequate parking within 
the wider site (in the applicant’s ownership) to serve the needs of the development. 
In this respect, the Engineering and Traffic Group Leader has not raised any 
highway safety concerns. Therefore, the proposal complies with policies BW12 and 
TB11 of the LDP. 
 
Ecology 
 
The Ecological Appraisal submitted with the application concludes that the site is of 
low to moderate ecological value. It points out that the trees are young and do not 
provide any potential roost features that bats may use. However, the lighting to the 
rear/side of the extension should be limited to prevent harm to any foraging bats. It 
also points out that works should be undertaken outside the bird nesting season and 
provides information of how the site should be developed to prevent harm to reptiles. 
The Councils Countryside Officer has considered the appraisal and has no objection 
subject to the works being carried out in accordance with the recommendations (this 
can be controlled by means of recommended condition 2). As such the proposal 
complies with policy BW5 of the LDP 
 
 



Other considerations 
 
The proposal, by virtue of its location, would have no impact on the amenity of any 
surrounding residents/occupiers. The Coal Authority, having accepted the conclusion 
of the Geo-Environmental and Geotechnical Report, has requested a condition that 
secures details of remedial works to the shallow mine workings to be submitted, 
approved and implemented. The Engineering and Traffic Group Leader has pointed 
out that the diversion of the open drainage ditch requires Land Drainage Consent. As 
this falls under separate legislation it cannot be considered under this application but 
the applicant can be notified of such a requirement by a suitably worded informative 
attached to any planning permission.  
 
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: 
 
 
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: 
  
 Proposed Site Plan - Drawing No. P-102/A 
 Proposed Ground Floor Plan - Drawing No. P-103/A 
 Proposed Elevations - Drawing No.P-201/A 
 Ecological Appraisal (BE Ecological Ltd) - May 2018 Issue 1: Rev A 
 Geo-Environmental and Geotechnical Report (Earth Science Partnership) - 

August 2017  
  
 Reason - To ensure compliance with the approved plans and clearly define 

the scope of the permission. 
 



 3. The materials to be used in the construction of the external surfaces of the 
extension shall match those used in the existing building. 

  
 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 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 . 
 
 5. No development shall commence until details of a scheme for the disposal 

of 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 commencement of the use of the development 
and retained in perpetuity. 

  
 Reason - To ensure adequate disposal of surface water drainage in 

accordance with Policy BW8 of the Merthyr Tydfil Local Development Plan. 
 
 6. No development shall take place until a report specifying the measures to 

be taken to remediate the site to render it suitable for the development shall 
be submitted to and approved in writing by the Local Planning Authority. 
Remedial measures shall be carried out prior to the first beneficial use of the 
development in accordance with the approved details and retained in 
perpetuity. 

  
 Reason - The site may be unstable due to shallow mine workings and as 

such in the interests of safety remedial measures may need to be carried out. 
 
 
INFORMATIVES  
 
 1. The applicant should be aware that the diversion of the open drainage ditch 

will require Land Drainage Consent. 
 
 
 
 


