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1. Introduction 

Merthyr Tydfil County Borough Council (hereafter, MTCBC) as the strategic housing authority 

have reviewed the level and appropriateness of the current housing provision in the County 

Borough. In addition to exploring options for additional provision in the County borough to 

meet the increasing demands, there has also been wide-ranging consideration of the 

requirement to address the diverse and complex needs of those requiring accommodation.  

Prior to the COVID-19 Pandemic, people presenting as homeless and those at risk of 

homelessness were significantly rising year on year in County Borough, with very limited stock 

of single person accommodation and low LHA rates making it difficult to access the PRS. This 

has been exacerbated throughout the pandemic where all individuals are now provided with 

temporary accommodation with a view to providing more permanent living arrangements as 

soon as is viable. 

Many of the individuals presenting at MTCBC statutory and non–statutory services often have 

differing levels of need, and the strategic housing staff at MTCBC are developing grant 

applications to maximise capital and revenue grants to extend the range of accommodation 

available. Specifically, through the Housing Support Grant, MTCBC is looking to develop a 

supported accommodation scheme for up to 5 individuals with support needs. This would 

require the identification, acquisition, and development of an appropriate property with 

capital funding sourced through the Social Housing Grant programme allocation with the 

revenue costs of any support requirements and staff met through the Housing Support Grant. 

As a result of collaborative working between MTCBC, Merthyr Tydfil Housing Association 

(MTHA) and Merthyr Valleys Homes (MVH) to address the range and diverse needs identified, 

MTHA were commissioned to undertake a Site Options Appraisal exercise of land and property 

in the ownership of the Council and MVH with a view to identifying a preferred site option on 

which to develop the new supported accommodation. 

2. Project Brief 

The supported accommodation would be for five individuals who access housing and 
homelessness services on a cyclical basis, often receiving support in hostel accommodation 
for a short period and then not managing to sustain tenancies when they move on from 
supported accommodation, even with very intensive floating support. The new 
accommodation would need to be appropriate for the service users to have their own living 
space. Ideally this would be individual apartments with a separate area for support sessions, 
staff office and staff sleeping accommodation. This accommodation would be a medium to 
long-term solution for those individuals who have complex support needs with the aim of 
avoiding the cycle of homelessness of being accommodated in a hostel or B&B for 3 – 6 
months, gaining a tenancy and then being evicted or abandoning the tenancy with a return to 
homelessness. There are a small cohort of individuals within the County Borough who have 
been experiencing this cycle of repeat homelessness for many years with the current 
supported accommodation options offered not meeting their support needs over a long 
enough period to achieve significant change, resulting in them consistently returning to 
homelessness. Through a medium to long-term approach to supporting this cohort in a 
psychologically informed environment to address the root causes of trauma and associated 
trauma responses, it is hoped to break the cycle they currently experience.  
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3. Methodology 

 

The methodology adopted for the Site Options Appraisal comprised a combination of desktop 

research, site reconnaissance and collation of existing knowledge with the aim of assessing 

the sites ability to deliver the accommodation. In broad terms the appraisals seek to address 

the planning, technical, legal, and commercial issues of each site and in essence respond to 

the following key questions: 

 

 Site Capacity - can the site accommodate the project brief and is there scope for 
surplus volume? 

 Delivery - what are the development risks and physical constraints of the site? 

 Accessibility - is the site publicly accessible? 
 

Each site has been evaluated and scored using an assessment matrix that includes both 
quantitative and qualitative criteria to respond to the key questions. However, to provide 
focus to the assessment, a series of filters were applied as ‘gateways’ through which each site 
had to pass to enable a full appraisal to be prepared. These filters comprise: 
 

 Filter One – Current Availability 

 Filter Two – Flood Risk as defined by TAN 15 

 Filter Three – Site Visits 
 

4. Schedule of Sites 
 
The schedule of sites identified for consideration are noted as follows with the current 
ownership identified in brackets: 
 

 Erw Las, Gelli Deg (MTCBC) 

 Llwyn Yr Eos, Abercanaid (MTCBC) 

 Tudor Close, Merthyr Vale (MTCBC) 

 Tudor Close, Merthyr Vale (MVH) 

 Riverside, Merthyr Vale (MTCBC) 

 Rechibite Hall, Merthyr Vale (MTCBC) 

 Blaen Dowlais, Dowlais (MTCBC) 

 Haydn Terrace, Penydarren (MTCBC) 

 Twyn Y Garreg, Treharris (MTCBC) 

 Lower Union Street. Dowlais (MVH) 

 South Street, Dowlais (MVH) 

 Bryn Carwyn, Dowlais (MVH) 

 Station Road, Dowlais (MTCBC) 

 Bryn Mair, Dowlais (MVH) 

 Church Street, Dowlais (MVH) 
 

5. Site Appraisal 

 

Taking the schedule of sites forward, the initial ‘filters’ were applied as gateway tests of their 

feasibility to progress to the next stage of appraisal.  
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Filter One – Current Availability 
 

Application of this filter ruled out the following site based on being unavailable for 

development as it was being progressed for consideration within self-build planning policy 

frameworks: 

 

Erw Las, Gelli Deg 

 

  
 

 
Filter Two – Flood Risk as defined by TAN 15 
 

The Welsh Government Technical Advice Note (TAN) 15 – Development and Flood Risk (Link: 

https://gov.wales/sites/default/files/publications/2018-09/tan15-development-flood-

risk.pdf ) identifies very clear planning policy to guide new development away from areas of 

flood risk. Furthermore, it identifies a classification of land uses in terms of their vulnerability 

and a series of spatial zones based on their flood risk to determine whether a particular use 

of that site would be considered appropriate or acceptable. The tables below are extracted 

from the TAN 15 document: 

 

Table 1 Land Use/Development Category 

 

 

https://gov.wales/sites/default/files/publications/2018-09/tan15-development-flood-risk.pdf
https://gov.wales/sites/default/files/publications/2018-09/tan15-development-flood-risk.pdf
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Table 2 Flood Zone Categories 

 

 
 

From these tables, residential development is defined as a ‘highly vulnerable development’ 

and that it would not be acceptable in those locations with a C2 Flood Risk categorisation.  

Using this policy framework and the Natural Resources Wales Development Advice Maps, the 
following sites are excluded from further consideration by implication of the flood risk as 
applied to residential development. Flooding is a major constraint to the proposed 
development as the sites lies in a C2 flood zone which denotes land without significant flood 
defence infrastructure indicating the following sites are not suitable for residential 
development.  
 
Tudor Close, Merthyr Vale (MTCBC) 
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Rechibite Hall, Merthyr Vale 

 

  
 

 

 

Riverside, Merthyr Vale 

 

    
 

 

Flood Risk Map – Tudor Close/Rechibite Hall/Riverside, Merthyr Vale 

 

In addition, with regard to the sites at Tudor Close and Rechibite Hall, it is understood that 

negotiations are nearing completion between MTCBC and Network Rail as to the use of 

Council-owned land at Taff Street and Crescent Street for up to a three year period as site 

compound to service the South Wales Valleys Railway Electrification Scheme. Similarly, the 
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site at Riverside is currently being used as a site compound by the developer of the former 

Colliery Site, now known as the Ymyl Yr Afon housing development. 

 

 Filter Three – Site Visits 

 Following site visits and reconnaissance, several sites were discounted based on: 

 Insufficient size and capacity to meet the project accommodation brief in terms of the 

footprint of the new building and associated amenity spaces including within curtilage 

parking and access arrangements; 

 Development of the site would result in a loss of resident car parking courtyards and 

other informal external amenity space serving the surrounding residential properties; 

 Disproportionate impact in terms of configuration and massing of new building on 

immediately adjacent properties in terms of overlooking and overbearing; 

 Topographical constraints imposed by actual site terrain and extensive retaining 

structures; 

 Legal access constraints on key access points to site; 

 Ecological considerations including presence of mature trees. 

Therefore, the sites excluded arising from the application of this third filter are noted thus: 

Lower Union Street. Dowlais  
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South Street, Dowlais 
 

  
 
 
 
 
 
 

   
 

Bryn Carwyn, Dowlais 
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Station Road, Dowlais 
 

   
 

 
 

 
Bryn Mair, Dowlais 

 

   
 
 
 

Church Street, Dowlais 
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Tudor Close, Merthyr Vale (MVH) 
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Llwyn Yr Eos, Abercanaid 

   

   

 

The outcome of the application of the three ‘filters’ has been to identify three sites that have the 

potential to meet the project brief. These sites are: 

 Haydn Terrace, Penydarren (MTCBC) 

 Twyn Y Garreg, Treharris (MTCBC 

 Blaen Dowlais, Dowlais (MTCBC) 
 

Looking at the key issues and considerations for each of these sites, the following overviews are noted: 

Haydn Terrace, Penydarren – the site is identified within the MTCBC Local Development Plan under 
policy Housing Allocation (SW3-16) Hillcrest Park/Haydn Terrace with an allocation for 40 dwellings. It 
has a site area of 2.24 hectares (5.5 acres) and is located within the community of Penydarren. The 
allocation for 40 dwellings reflects the net developable area of the site which is approximately 1.4 
hectares (3.4 acres). Much of the remaining area of the site is either undevelopable due to topography 
or required for access arrangements. The Council’s Engineers have advised that the principle of 
development is considered acceptable with the site accessed from immediately adjacent adopted 
highways. New highways, drainage infrastructure or ground works will be required to bring forward 
an acceptable development proposal, however this does not represent an insurmountable constraint 
though the site is traversed by a 150mm combined sewer for which protection measures will be 
required in the form of an easement width or diversion. The site is a highly visible space that provides 
a useful intervening green space between the more intensively developed estates which surround it 
such that safe pedestrian access to other nearby spaces should be a component of the development.  
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Reviewing the Development Advice Maps of Natural Resources Wales in context of TAN 15 policy 
notes that the site is located in Flood Zone A which is considered to be at little or no risk of fluvial or 
coastal/tidal flooding.  
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The site has relatively low biodiversity value and poor ecological connectivity and whilst full ecological 
assessments will be required including tree surveys, it is highly likely that the majority of the site can 
be developed without significant impact upon features of protected or recognised biodiversity 
importance though there will need to be a treatment and management plan in respect of the Japanese 
Knotweed present on site.  
 
In summary, given that the site has an allocation for housing in the LDP, this establishes the principle 
for residential development. The site is within the settlement of Penydarren and is accessible from 
the adopted highway. There are topographical challenges in parts of the site which may require 
levelling and retaining works, and which may limit the developable area. However, development of 
the site would provide a logical small scale infill development site and extension of the settlement and 
whilst some constraints have been identified these are not considered to be untypical for the area or 
insurmountable and hence the technical risks of developing the site are capable of being mitigated.  
 
In terms of an indicative delivery programme, on the basis of a decision to proceed being confirmed 
in July 2021, the following is outlined: 
 
Site Acquisition Completed (incl. Planning Consent Granted) March 2023 
Construction Period      24 Months 
Construction Completion & Commissioning   March 2025 
 
Through the terms of the construction contract, there would be scope to achieve a sectional 
completion of the supported accommodation prior to overall completion in January 2025. 
 

Twyn Y Garreg, Treharris – the site is identified under policy Housing Allocation (SW3-35) Oaklands, 
Treharris within the MTCBC Local Development Plan. With an area of 2.79 hectares (6.8 acres) the site 
is located in the community of Treharris. The site is allocated for 50 dwellings which reflects the net 
developable area of the site which is approximately 1.7 hectares (4.2 acres). Much of the remaining 
area of the site is either undevelopable due to topography or required for access arrangements. The 
Council’s Engineers have advised that the principle of development is considered acceptable. Existing 
highway access is available although local improvements are likely to be required, and the immediate 
and wider local highway network may require major improvement works. The site is traversed by a 
125mm distribution water main and a 150m foul public sewer for which protection measures will be 
required in the form of easements width or diversions. There is a network of public rights of way 
crossing the site which will need to be incorporated into any proposed development.  
 

 

 

 



 

14 
 

Reviewing the Development Advice Maps of Natural Resources Wales in context of TAN 15 policy 
notes that the site is located in Flood Zone A which is considered to be at little or no risk of fluvial or 
coastal/tidal flooding.  
 

    
 

    
 

Development of the site is not likely to have negative effects on any nationally or locally designated 
biodiversity. However, the site contains mature vegetation and therefore further ecological 
assessments and tree surveys will be required.  
 
In summary, the site has an allocation for housing within the LDP which establishes the principle for 
residential development. The site is currently located within the settlement boundary in Treharris. 
Whilst topography may be challenging, the fact that the sites can be accessed from various points 
should enable the site to be viably developed although possibly at a lower overall density. As such, it 
is these topographical issues and the network of rights of way which demonstrate the higher risk 
components of developing the site and which will need to be addressed in the technical and legal 
conveyancing due diligence. 
 
In terms of an indicative delivery programme, on the basis of a decision to proceed being confirmed 
in July 2021, the following is outlined: 
 
Site Acquisition Completed (incl. Planning Consent Granted) May 2023 
Construction Period      26 Months 
Construction Completion & Commissioning   July 2025 
 
Through the terms of the construction contract, there would be scope to achieve a sectional 
completion of the supported accommodation prior to overall completion in March 2025. 
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Blaen Dowlais, Dowlais – the site is defined as white land within the settlement boundary where the 
principle of development is acceptable subject to material planning considerations. The site is found 
as part of an overall land area of circa 6 hectares (15 acres) in the ownership of MTCBC to the rear of 
Blaen Dowlais and the clubhouse of Dowlais RFC. The development proposal would comprise the use 
of part of the site where site topography is most suitable and that in addition to the supported 
accommodation, four to five bungalows would be developed. The site is accessible from the adopted 
highway of Blaen Dowlais though a scheme of highways improvements would be required at the site 
access junction.  
 

 

 

 

 
 

Reviewing the Development Advice Maps of Natural Resources Wales in context of TAN 15 
policy notes that the site is located in Flood Zone A which is considered to be at little or no 
risk of fluvial or coastal/tidal flooding.  
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The site will be the subject of a full ecological assessment and tree survey given the mature 
woodland to the western boundary of the site even though that would be outside the 
developable area. Similarly, there is a right of way that wraps the eastern and northern 
boundaries of the site but that these would be readily accommodated with the development 
proposals. 

 
In summary, as the site lies within the settlement boundary, the principle of residential 
development is established with site access and associated highways improvements being the 
key to developing the site. Whilst there are constraints identified to a degree in terms of 
ecology and to a much lesser extent topography and geotechnical legacy, none of these are 
considered insurmountable risks to development in line with the project accommodation 
brief. Access to the site is the main constraint to the proposed development and will need to 
be agreed prior to any progress being made. Furthermore, the smaller size of the site for the 
development is such that delivery timescales would be accelerated when compared to larger 
sites of which the supported accommodation would be part.  
 
In terms of an indicative delivery programme, on the basis of a decision to proceed being 
confirmed in July 2021, the following is outlined: 

 
Site Acquisition Completed (incl. Planning Consent Granted) July 2022 
Construction Period      12 Months 
Construction Completion & Commissioning   July 2023 

 
Through the terms of the construction contract, there would be scope to achieve a sectional 
completion of the supported accommodation prior to overall completion in April 2023. 
 
It should be noted that across three sites every opportunity to accelerate programmes will be 
explored including the use of Modern Methods of Construction (MMCs). 
 

6. Site Appraisal Matrix 
 
The site appraisal matrix below has been provided to assess each of the three sites using key 
objectives of the project brief with criteria used being derived from considerations and 
observations to deliver upon those objectives.  
 
The matrix therefore includes a quantitative component as to whether each site has the 
capacity to develop the necessary accommodation requirements. This is an objective 
assessment of the sites from a capacity perspective without judgement. As such, no weighting 
has been applied to each of the criteria. Overall, the quantitative section of the matrix totals 
40 of the 100 overall points available. 
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The matrix also includes a location assessment section to assess the more qualitative aspects 
of the sites looking specifically at the following topics: 

• Delivery - are there potential site constraints such as planning, environmental, 
geotechnical or physical constraints and abnormal costs or considerations that may 
limit or place risk on delivery with information derived from outline project risk 
registers created for each of the three sites; 
• Accessibility - is the site well located by various modes of transport 
• Impact - is the site able to contribute more widely to other strategies and policies 
around low carbon development, MMCs and placemaking as well as local physical, 
social, and economic regeneration contributions. 

 
Overall, the qualitative section of the matrix total 60 of the 100 overall points available and 
again no weighting has been applied to each of the criteria. 

 
The following tables provide the summary of the matrix scoring and the detail appraisal 
matrix: 

 
 Table 3 Summary Site Appraisal Matrix Scoring 
 

Site Site 
Capacity 

Delivery Accessibility Wider Impact Overall Score 

Haydn Terrace, 
Penydarren 

40 22.5 12 15 89.5 

Twyn Y Garreg, 
Treharris 

40 15 13.5 15 83.5 

Blaen Dowlais, 
Dowlais 

40 27 15 15 97 

 
 Table 4 Detail Site Appraisal Matrix 
 

CRITERIA Scoring 
Criteria 

Haydn Terrace Twyn Y Garreg Blaen Dowlais 

SITE CAPACITY     
Does the site meet the capacity 
requirements? 
 

0 = No 
10 = Yes 

10 10 10 

Is there any additional capacity to 
accommodate more affordable 
housing? 

0 = No 
10 = Yes 

 

10 10 10 

Is there capacity to allow the 
requirements to change should the 
provision alter in the medium to 
long term e.g. exit strategy? 

0 = None 
5 = Limited 
10 = Large 

 

10 10 10 

Can the site accommodate the 
differing operational requirements 
of the brief?  
 

0 = No 
10 = Yes 

10 10 10 

Scoring – Site Capacity (Out of 
40) 

 40 40 40 

Scaled Scoring – Site Capacity 
(Out of 40) 

 40 40 40 
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DELIVERY     
Are there any party walls or rights 
of access factors that could be a 
constraint? 
 

0 = Yes 
5 = Some 
10 = No 

5 5 5 

Is there potential of threat of 
injunctions or negotiations created 
by Rights of Lights / daylighting 
factors with neighbouring 
properties? 
 

0 = Yes 
5 = Some 
10 = None 

5 10 10 

Are there potential implications on 
the quality of the scheme created 
from physical site constraints? 
 

0 = Yes 
5 = Some 
10 = None 

5 5 10 

Is there an increased risk to 
development created by retaining 
existing buildings?  
 

0 = Yes 
10 = No 

10 0 10 

Does it require an extension of 
council ownership through 
boundary negotiations or land 
acquisition from third parties? 
 

0 = Yes 
10 = No 

10 10 10 

Is there a need to relocate existing 
occupiers? 
 
 
 
 

0 = Yes 
10 = No 

 
 

10 0 10 

Are there additional constraints 
arising from Planning compliance, 
Conservation Areas, Listed Building 
Consents above in addition to 
typical Planning requirements - 
these may be physical &/or 
financial constraints? 
 

0 = Yes 
5 = Some 
10 = None 

5 0 10 

Does the site have risks arising 
from the development of 
neighbouring sites? 
 

0 = Yes 
5 = Some 
10 = None 

10 10 10 

Is the site in an area of significant 
risk to flooding? 
 

0 = Yes 
10 = No 

10 10 10 

Is the site at risk of delay to 
deliverability that may arise from 
negotiation, demolition 
complexity, acquisition issues? 
 

0 = Yes 
10 = No 

 

10 10 10 

Does the scale of project required 
possibly increase the timeframe of 
development? 

0 = Long 
5 = Med. 

10 = Short 
 

5 0 10 
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Is there an increased risk to cost 
arising from abnormal site 
conditions? 

0 = Yes 
5=Potential 

10 = No 
 

5 0 5 

Scoring – Delivery (Out of 120)  90 60 110 

Scaled Scoring – Delivery (Out 
of 30) 
 

 22.5 15 27 

ACCESSIBILITY     
Does the location promote more 
modes of sustainable transport? 
 

0 = No 
10 = Yes 

10 10 10 

Is the site within walking distance of 
public transport? 

0 = 10 min+ 
5 = 5-10 min 
10 = 0-5 min 

 

10 10 10 

Is the site on one or more bus 
routes? 

0 = None 
5 = Few 

10 = Many 
 

5 5 10 

Is the site within walking distance of 
local amenities and services? 

0 = 10 min+ 
5 = 5-10 min 
10 = 0-5 min 

 

5 10 10 

Is the site capable of providing 
disabled car parking spaces on site? 
 

0 = No 
10 = Yes 

10 10 10 

Scoring – Accessibility (Out of 
50) 

 40 45 50 

Scaled Scoring – Delivery (Out 
of 15) 

 12 13.5 15 

 

WIDER IMPACT     

Does the site have the potential 
to deliver good placemaking? 

0 = No 
5=Potential 

10 = Yes 
 

10 10 10 

Does the site contribute to wider 
regeneration strategy 
objectives? 

0 = No 
5 = Few 

10 = Many 
 

10 10 10 

Does the site have the potential 
to develop low carbon housing? 

0 = Yes 
5=Potential 

10 = No 
 

10 10 10 

Does the site have the potential 
to use MMCs? 

0 = Yes 
5=Potential 

10 = No 
 

10 10 10 
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Does the site contribute to wider 
health and well-being goals 
WBFGA Wales? 

0 = No 
5 = Few 

10 = Many 
 

10 10 10 

Scoring – Wider Impact (Out of 
50) 

 50 50 50 

Scaled Scoring – Delivery (Out 
of 15) 
 

 15 15 15 

TOTAL SCORING (Capacity + 
Delivery + Accessibility + Wider 
Impact) (Out of 100) 

 89.5 83.5 97 

 

 

7. Conclusions 
 
This site options appraisal has been a technical, planning, legal and commercial exercise 
underpinned by a risk analysis to determine a preferred site location for the development of 
new supported accommodation within the County Borough of Merthyr Tydfil. Sites were 
identified through collaborative working between MTCBC, Merthyr Tydfil Housing Association 
(MTHA) and Merthyr Valleys Homes across the County Borough with appraisal headed up by 
MTHA.  
 
The appraisal followed a defined methodology that combined technical and planning reviews, 
desktop research and site reconnaissance applying a series of filters which acted as gateways 
to the final detailed site assessment and the compilation of a scoring matrix using defined 
quantitative and qualitative criteria.  
 
A summary of the final scoring and ranking of site is provided in Table 5 below with the 
detailed assessments of sites, filtering and the scoring provided in the previous sections above 
with the outcome being the identification of a preferred site location for the proposed 
development: 

 

 

Table 5 Summary of Filtering and Matrix Scoring of Sites 

 

Site Ownership Scoring Ranking 

Erw Las, Gelli Deg  
 

MTCBC N/A Omit Filter 1 

Llwyn Yr Eos, 
Abercanaid 
 

MTCBC N/A Omit Filter 3 

Tudor Close, Merthyr 
Vale  
 

MTCBC N/A Omit Filter 2 

Tudor Close, Merthyr 
Vale 
 

MVH N/A Omit Filter 3 

Riverside, Merthyr 
Vale 
 

MTCBC N/A Omit Filter 2 
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Rechibite Hall, 
Merthyr Vale 
 

MTCBC N/A Omit Filter 2 

Blaen Dowlais, 
Dowlais  
 

MTCBC 97 1st 

Haydn Terrace, 
Penydarren 
 

MTCBC 89.5 2nd 

Twyn Y Garreg, 
Treharris  
 

MTCBC 83.5 3rd 

Lower Union Street. 
Dowlais 
 

MVH N/A Omit Filter 3 

South Street, 
Dowlais 
 

MVH N/A Omit Filter 3 

Bryn Carwyn, 
Dowlais  
 

MVH N/A Omit Filter 3 

Station Road, 
Dowlais  
 

MTCBC N/A Omit Filter 3 

Bryn Mair, Dowlais  
 

MVH N/A Omit Filter 3 

Church Street, 
Dowlais 
 

MVH N/A Omit Filter 3 

 
Based on the site options appraisal exercise the preferred site identified is Blaen Dowlais, Dowlais. 
The proposed sand recommended strategy for the project will be to progress towards an early decision 
in confirming the preferred as Blaen Dowlais and initiate the due diligence, feasibility, and design work 
at the earliest opportunity. However, mindful of the ‘Potential Scheme’ status of Haydn Terrace within 
the MTCBC PDP and the live Land Release Fund application, work will be moving forward on that site 
as to allow a contingency plan for Haydn Terrace as an alternative site.   

 
  


