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Councillor Clive Jones has requested this application be reported to committee in order to 
consider the potential impact of noise and loss of privacy from the development on 
neighbouring properties.    
 
APPLICATION SITE 
 
This application relates to an existing three storey office building referred to as Martin 
Evans House, which forms part of a group of large office complexes, including Ty Kier 
Hardie to the east (opposite) and the job centre to the north-east. To the north of the site is 
a row of traditional terraced properties along Dixon Street. To the west is the River Taff and 
immediately to the north and south of the building are two car parks, with the capacity for 29 
parking spaces. The main access to the building is via a shared private road that links to 
the Avenue De Clichy to the east.  
 
PROPOSED DEVELOPMENT 
 
Full planning permission is sought for the change of use of the existing office building to 
provide a restaurant and bar on the ground floor with hotel accommodation on the upper 
levels. The submitted plans indicate a total of 32 bedrooms with en-suites would be 
provided, comprising 16 rooms at the first floor level and 16 rooms at the second floor level. 
The existing central staircase and lift, which provides access to the upper levels, would be 
retained as part of the internal arrangements. 
 
The submitted plans indicate that there would be no extensions or external alterations 
required to the building. All of the works to convert the property would be undertaken 
internally only. This would involve utilising the existing reception/lobby area where a 
separate entrance would be provided for the restaurant, bar and the hotel rooms. New 
internal partition walls would also be provided on the upper levels of the building to create 
the bedrooms with a central access corridor. 
 
PLANNING HISTORY 
 
P/09/0144 -  Installation of two air conditioning units to the rear and erection of new  

screen fencing.  Installation of free standing DDA push button post at 
front entrance. 
 
Permission GRANTED on 25.06.2009 

 
CONSULTATION 
 
Head of Engineering - No objection 
 
Planning Division’s 
Policy Officer   - No objection 
 
Environmental Health 
Manager   - No objection 
 
Natural Resources Wales - No objection 
 



Welsh Water   - No objection subject to a condition relating to a potable  
water scheme and grease trap. 

 
PUBLICITY 
 
In accordance with the Town & Country Planning (Development Management Procedure) 
(Wales) Order 2012, letters were sent to neighbouring properties on 25.03.2022 and a site 
notice was displayed within the vicinity of the site on 28.03.2022. 
 
As a result of this publicity exercise 1 letter of objection was received, which raised the 
following concerns: 
 

 An increase in noise levels and disturbance as a result of increased footfall, traffic 
movements and possibly live music. 

 Loss of privacy to neighbouring residents resulting from guests using the hotel rooms 
on the upper levels of the building. 

 Potential to de-value the adjoining residential properties. 
 
POLICY CONTEXT 
 
National planning policy 
 
The Future Wales – the National Plan 2040 sets out a strategy for addressing key national 
priorities through the planning system, including sustaining and developing a vibrant 
economy, achieving decarbonisation and climate-resilience, developing strong ecosystems 
and improving the health and well-being of our communities.   
 
Planning Policy Wales (PPW), Edition 11, February 2021: 
 
Para 3.5 – 3.15 set out the importance of high quality design to ensure inclusive design, to 
promote environmental sustainability and ensure high environmental quality. Regard should 
also be given to the special characteristics of an area, community safety and to encourage 
sustainable forms of transport. 
 
Para 3.55 notes that previously developed land wherever possible should be used in 
preference to greenfield sites where it is suitable for development. 
 
Para 4.1.43 – 4.1.56 set out the need to reduce the level and speed of traffic in new 
development, the provision of car parking and how this may be integrated into new 
development to minimise the reliance on cars. Transport assessments are also an 
important mechanism to determine anticipated impacts a development proposal may have. 
 
Sections 4.3.18 – 4.3.23 emphasise a town centre first to the sequential approach for the 
location of new retail development, before consideration is given to edge of centre and then 
out of town sites. 
 
Para 6.4.21 – 6.4.23 note that local authorities should seek to maintain and enhance 
biodiversity and build resilient ecological networks to ensure that any adverse 
environmental effects can first be avoided, mitigated or compensated. Regard should also 



be given to any potential impacts on protected species which may result in disturbance or 
harm to the species or its habitat. 
 
Technical Advice Notes (TAN): 
 

- TAN 4, Retail and Commercial Development, November 2016 

 TAN 5, Nature Conservation and Planning, September 2009 

 TAN 15, Development and Flood Risk, July 2004 

 TAN 18, Transport, March 2007 

 TAN 11, Noise, October 1997 

 TAN 12, Design, March 2016 
 
Local planning policy 
 
Merthyr Tydfil Replacement Local Development Plan (LDP) 2016-2031: 
 

 Policy SW4 - Settlement Boundaries 

 Policy SW11 - Sustainable Design and Placemaking 

 Policy SW12 - Improving the Transport Network 

 Policy CW1 - The Historic Environment 

 Policy EnW1 - Nature Conservation and Ecosystem Resilience 

 Policy EnW4 - Environmental Protection 

 Policy EcW3 - Retail Hierarchy – Supporting Retail Provision 

 Policy EcW5 - Town and Local Centre Retailing Areas 

 Policy EcW7 - Tourism, Leisure and Recreational Development 
 
Supplementary Planning Guidance (SPG): 
 

 SPG4 - Sustainable design, July 2013. 

 SPG5 - Nature and Development, May 2015. 
 
Other material considerations: 
 

 CSS Wales Parking Standards 2008 
 
PLANNING CONSIDERATIONS 
 
Land use 
 
The application site is located within the settlement boundary where the majority of new 
development is generally encouraged and supported by policy SW4 of the LDP. This 
proposal seeks to bring an empty office building back into beneficial use, which would have 
a positive impact on the wider regeneration of the town centre. In this regard, policies EcW3 
and EcW5 of the LDP supports development that enhances the vitality and viability of the 
town centre, which is the favoured location for retail, leisure and other complimentary uses. 
The proposed bar, restaurant and hotel uses are deemed to be acceptable complementary 
commercial uses. Furthermore, policy EcW7 of the LDP supports leisure and tourism uses 
particularly where they aid the revitalisation and regeneration of the town centre. Therefore, 
the re-use of an existing building in a sustainable location is acceptable in principle. 



 
Design and amenities 
 
The proposed development does not involve any extensions or alterations to the exterior of 
the building. Although, it is acknowledged that a number of internal alterations would be 
required to sub-divide the internal space to create the bar, restaurant and hotel rooms. The 
existing reception/lobby area would also be retained in the central part of the building, 
which would be directly accessed from the main entrance to the building. As such, the 
proposed development would not have an adverse impact on the character or appearance 
of the site or surrounding area. 
 
As a result of the publicity exercise, concerns were raised in respect of the additional noise 
and disturbance generated by the proposed use and the increased levels of overlooking 
into the adjoining rear garden area of 15 Dixon Street. 
 
In respect of noise and disturbance, it is noted that the property is located within the town 
centre, where you might generally expect greater levels of traffic movement and activity. 
The site is located adjacent to Avenue De Clichy, being one of the main roads into the town 
centre. The site is also situated adjacent to other office buildings and carparks in the 
immediate vicinity, as well as other commercial properties and public carparks in the wider 
area. It is accepted that the local residents may have experienced a quieter environment 
than it has been in past years, given that Martin Evans House has been vacant for some 
time and Ty Kier Hardie has been under occupied.  
 
It is acknowledged that the offices would have been used mainly during the daytime and 
that the proposal would be in use during the day and evening. The main entrance to the 
building is approximately 44m from the rear garden boundary of 15 Dixon Street, which is 
partly screened by the building and is orientated east, away from the residential properties. 
Furthermore, the northern carpark is separated from the rear garden of 15 Dixon Street by 
an area of vacant land and a hedgerow that provides a buffer between the development 
and the residential properties. Taking into account the separation distances, the position of 
the main entrance and the town centre location, it is not considered that the comings and 
goings of guests during the day or evening would generate significant noise and 
disturbance in the area. 
 
It is noted that concerns were raised by residents in respect of the potential use of live 
music playing from the bar. In this regard, Environmental Health have not raised any 
objections and have noted that a premise license (which can control opening times, live 
music and the consumption of alcohol) would be required for the bar and restaurant, of 
which nuisance is something that would be taken into further consideration. 
 
Concerns have been raised that the proposed hotel bedrooms, located on the upper levels 
of the building, would result in the loss of privacy in the rear garden area of 15 Dixon Street. 
It has been indicated by the resident that this would be the case particularly in the late 
evenings and on the weekends when you might typically expect an office building to be 
closed. It is noted that no additional windows would be introduced or modified on the 
building that may otherwise give rise to a greater level of overlooking than that which 
already exists. There are also no restrictions to the opening times of the office building that 
may otherwise prevent it from being used in the evenings, on weekends or on bank 
holidays. 



 
Although the hotel bedrooms may be in use during the evenings and on weekends, which 
may differ to that of a typical office use, it would not be anticipated that guests would spend 
a considerable time looking out of the upper windows. Indeed, you might expect guests to 
use the bedrooms for short periods of time and for limited activities e.g. typically to get 
changed and to rest.  
 
In the event that the hotel guests do look out of the windows, this is likely to be occasional 
and the impact would not differ significantly to the existing situation. Indeed the rear 
gardens along Dixon Street are already overlooked by the neighbouring residential 
properties from the first floor bedroom windows at a closer distance. In this regard, it is 
noted that the separation distance between the hotel rooms and the rear garden of 15 
Dixon Street would be approximately 24m. 
 
It is acknowledged that the proposal would change the nature of how the property is used, 
which may result in some differences to the potential impact on local amenity when 
compared to the existing office use. However, these differences would not give rise to a 
significant change to the potential impacts that may already exist, to such an extent that it 
would amount to a sufficient reason for the refusal of this application. Therefore, the 
proposal complies with policy SW11 of the LDP. 
 
Whilst concerns have been raised, as a result of the publicity exercise, that the proposed 
development may de-value the residential properties in the vicinity of the site, it should be 
noted that this is not a material planning consideration. 
 
Highway implications 
 
It is proposed that the existing private road that serves the former office building would be 
utilised as part of the development and that there would be no changes to the pedestrian or 
vehicular access onto Avenue De Clichy. This access arrangement onto the adopted 
highway is deemed to be of an adequate standard to serve the development and that the 
proposal would not give rise to any highway safety concerns. In this respect, there is 
appropriate driver visibility, passing and turning facilities, as well as suitable pedestrian 
segregation. 
 
There are two existing private car parks located to either side of the building that would be 
utilised as part of the development, with a combined capacity for 29 parking spaces. With 
reference to the CSS Wales Parking Guidelines, given the location of the building within the 
town centre, there would not be a specific requirement to provide dedicated parking other 
than 1 space for operational use. In addition to the existing private car parks that would be 
available, there are also other public car parks in the immediate vicinity that can be utilised 
by guests, which includes the college car park and the multi-storey car park. Additionally, 
the site is located in a sustainable location being within walking distance of the main bus 
and railway stations. It is acknowledged that the Head of Engineering has not raised any 
objections to the development. Therefore, the proposal complies with policy SW11 of the 
LDP. 
 



Flood risk 
 
It has been highlighted by Natural Resources Wales (NRW) that a small section of the 
southern carpark lies within a C2 Flood Zone, being an area of floodplain without significant 
flood defence infrastructure. Additionally, it is noted that the south-west corner of the 
building partially lies within the Zone B flood risk area, being an area known to have been 
flooded in the past. 
 
It appears that the affected area of the car park within the C2 Flood Zone is so small that it 
would have negligible impact on the development. There would be no change to the way 
the car park currently operates and its general use would be considered as less vulnerable. 
 
Whilst the existing building lies within Zone B flood risk area, the proposed change of use of 
the building would not pose a greater risk to the potential staff or guests. Additionally, it is 
noted that the main entrance is located on the east side of the building away from any flood 
risk zone, with a safe means of escape in any flooding event along the private and adopted 
highways. It has been acknowledged by NRW that given the limited flood risks shown to be 
affecting the site, the development is deemed to be acceptable. Therefore, the proposal is 
acceptable and complies with policy EnW4 of the LDP. 
 
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: 
  
 Drawing No. 825.002 - Proposed Floor Plans, received 22.03.2022 
  
 Reason -To ensure compliance with the approved plans and clearly define the 

scope of the permission. 
 



 3. Prior to the hotel and bar/restaurant being brought into beneficial use, a 
potable water scheme to serve the site shall be submitted to and approved in writing 
by the Local Planning Authority. The scheme shall demonstrate that the existing 
water supply network can suitably accommodate the development hereby approved. 
If necessary, a scheme to reinforce the existing public water supply network in order 
to accommodate the development shall be delivered prior to the beneficial use of the 
hotel and bar/restaurant. Thereafter, the agreed scheme shall be constructed in full 
and remain in perpetuity.   

  
 Reason - To ensure the site is served by a suitable potable water supply, in 

accordance with Policy SW11 of the Merthyr Tydfil County Borough Council 
Replacement Local Development Plan. 

 
 4. The hotel and bar/restaurant shall not be brought in to beneficial use until an 

adequate grease trap has been fitted in accordance with details that have first been 
submitted to and approved in writing by the local planning authority. Thereafter the 
grease trap shall be maintained so as to prevent grease entering the public 
sewerage system.    

  
 Reason - To protect the integrity of the public sewage system and ensure the free 

flow of sewage, in accordance with Policy SW11 of the Merthyr Tydfil County 
Borough Council Replacement Local Development Plan. 

 
 
 
 
 
 


