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PLANNING (SITE VISITS) SUB COMMITTEE 

 

10
TH

 APRIL 2014 

 

ENVIRONMENT SERVICES 

 

REPORT OF THE HEAD OF PLANNING – N. PEARCE 

 

PART 1 –Doc. Code: PSVS-100414-REP-EN-NP 

 

SECTION A – MATTERS FOR DECISION 

 

1. PLANNING APPLICATION RECOMMENDED FOR 

APPROVAL 

 

ITEM 1. 1 

APPLICATION NO: P/2014/104 

 

DATE: 25/02/2014 

PROPOSAL:  Residential development of 18 units 

comprising 8 x two-bed dwellings, 4 x three-bed dwellings and 2 

blocks of three flats, plus associated engineering works. 

LOCATION: FORMER BRITON FERRY SCHOOL, HEOL 

YNYSYMAERDY, LLANSAWEL, CASTELL NEDD, SA11 2TL 

APPLICANT:  Mr Jonathan Hale 

TYPE:   Full Plans 

WARD:                           Briton Ferry East 

 

Background Information: 

 

Cllr C Morgan requested on 14/03/14 that the application be determined 

via Development Control Planning Committee, due to the potential 

impact on highway safety and the drainage network. 

 

Following the Development Control Planning Committee, the application 

was DEFERRED FOR A SITE VISIT, to allow Members to assess the 

impact of the development upon highway safety and the drainage 

network. 
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Planning History: 

 

78/0189 Toilet Block Approved 25/05/78 

05/1119 New demountable classroom 

building 

Approved 11/08/05 

08/0966 Outline application for residential 

development 

Approved 23/12/08 

10/0111 Demolition of school buildings 

and erection of a 35 bedroom 

nursing home (Class C2) and six 

dwellings 

Undetermined - 

13/0831 Prior notification for the 

demolition of the former 

swimming pool and classroom. 

Prior 

Approval Not 

Required 

14/10/13 

    
 

 

Publicity and Responses (if applicable): 

 

1 neighbouring property was consulted and site notices were displayed on 

site. The application was also advertised in the Local Press. 17 letters of 

objection were received, which are summarised as follows: 

 

(1) The size of the development is too large, and will create major traffic 

problems on Ynysmaerdy Road. The number of units means that an 

extra 30-40 vehicles will be using this site, more if there are over 2 

cars per house, plus visitors. The majority of these vehicles will be 

turning right onto an already heavily congested and fast road. 

(2) Jersey Park is opposite the site and is well used by young and old 

people. If this development goes ahead, there will be three ways to 

look when crossing the road, which is an accident waiting to happen. 

(3) There is no provision on the application site for visitors parking, so if 

they park on the entry road it could deny access for emergency 

vehicles. 

(4) Ynysmaerdy Road is the main artery into the park, cemetery, bowls, 

cricket and rugby club. It is often overflowing with parked cars on 

both sides and utilised by driving schools. As such, visibility for 

traffic exiting the development is going to be significantly impeded. 

(5) The area is a nightmare for parking at the moment, as the parking 

signs were taken away when the lamp posts were replaced. 
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(6) It is understood that planning was refused a few years ago for other 

housing in the vicinity because of traffic volume. 

(7) Has anyone from the Planning Office visited the site at 8.15/8.30am? 

Traffic is high due to people from Cimla trying to beat the Lodge 

traffic lights. 

(8) Traffic. Justification for the original development was on the basis 

that provided parking would reduce the amount of roadside parking 

on Heol Ynysmaerdy. This appeared a valid justification given that 

the school only operated in the daytime. However, the change in the 

development means that there is likely to be a population of working 

age, which means there would be high traffic volumes during peak 

times such as before and after work. 

(9) The planning application states that “in an attempt to reduce car usage 

the dwellings will be provided with an area where a home office could 

be set up”. There is nothing on the floor plans to suggest this. A 

YouGov poll found that only 12.83% of UK employees work mainly 

from home, the majority of which are senior positions. It seems 

unlikely that Housing Association tenants will fall into this category 

and as such the provision of home office space would have little or no 

impact on traffic. 

(10) Two parking spaces are allocated to each property. However, it is 

reasonable to assume that each family could have 4 cars if older 

children also have cars. Where will the additional vehicles park, in 

addition to visitors? 

(11) In heavy rain, Ynysmaerdy Road often floods within overflow 

water from the culvert in Manor Way, exiting in Ynysmaerdy Lane 

and Ormond Street. Will this water now flow into the development 

and cause flooding? What about future maintenance for the culvert? 

(12) Drainage/sewerage appears to go into a sewer which has to be 150 

years old and caused problems in the past. Has this been considered? 

The existing sewers appear to be at capacity without additional strain 

on them. 

(13) Who are Gwalia going to house in the new development? Will all 

residents be vetted? It is understood that the people to be housed in 

them would come from a social background, and there are concerns 

that this could lead to drinking, drugs, thefts and anti-social 

behaviour. 

(14) There is going to be a drop in property values in the area. 

(15) The current privacy to the rear of the properties along Ormond 

Street is going to be massively invaded. Will a wall be erected so 
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there is no access for the proposed residents to use the lane? 

(16) Why was the original application for this site allowed to expire 

without any further progress being made? The original application 

was primarily to provide residential accommodation for the local 

ageing population. There are concerns that the proposed plans will 

result in tenants with no local connection or interest in the 

community.  

(17) Please explain why planning permission was approved nearly three 

years ago but was never implemented, and why the site has been left 

derelict for so long, and why the Council has wasted public money 

leaving the site derelict for over 3½ years? Was the original 

application purely to establish an approved precedent before moving 

to the true objection of this new application? 

(18) Gwalia Housing state the need for more affordable housing, yet a 

search on their website shows that there at least 55 properties 

available in the immediate area and 400 properties in a 10 mile radius. 

Surely this shows doubt in the justification for this development? 

(19) Please advise why a notification letter was sent to 38 Ynysmaerdy 

Road, as this has been unoccupied for at least 2 years. 

(20) Why was the community not notified of this big change coming to 

the neighbourhood? There was no letter notification of the application 

and the date by which objections needed to be made. 

(21) The local school (Cwrt Sart) is to be closed as is the local library 

and the GP surgery moved. The impact on these services on the 

elderly would be minimal. However, on a development of younger 

people with young families, this could have a larger impact. 

(22) Layout and density of buildings. The building density both in terms 

of building numbers and footprint appears significantly increased. 

Increased density will result in increased light pollution and noise, 

which could be detrimental to the local community. The spaces on 

which the development is proposed could have been used more 

wisely. Also, high building density leads to reduced areas of foliage, 

which acts as a natural drainage barrier.  

(23) Noise. Increased density and numbers of buildings will increase the 

amount of noise pollution. The different profile of residents expected 

(i.e. younger than the previous scheme) would also increase noise. 

(24) Design, appearance and materials. The original application stated 

that the nursing home would be constructed of traditional materials 

such as facing brick and render. Now it seems that there is no longer a 

need for facing brick, and concrete render is proposed. This is an 
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unacceptable cost cutting measure that will be detrimental to the 

appearance and atmosphere of the local environment. 

(25) Concerns were raised by Neath Port Talbot Disability Network 

Action Group regarding all inclusive access including pedestrian 

crossovers, tactile paving, internal accesses and ramps. 

(26) Drainage and increased pressure on the drainage system from the 

proposed development. 

(27) Traffic and parking. Concerns with parking along Ynysmaerdy 

Road and Ormond Street, especially during sporting event or funerals, 

and restricted vision splays due to parked cars. 

(28) Residential amenity and privacy. 

(29) Concerns that the application is being reported to Committee 

shortly after the end of the consultation period, with insufficient time 

to consider the concerns of the objectors. 

 

Briton Ferry Town Council: No reply, therefore no observations to make. 

 

Head of Education: No reply, therefore no observations to make. 

 

Biodiversity Unit: No objection, subject to conditions. 

 

Welsh Water: No objection, subject to conditions. 

 

Head of Parks and Leisure: Requires a commuted sum of £7,727.88 for 

development and maintenance of outdoor leisure facilities within the 

Briton Ferry East Area. 

 

Head of Housing: No reply, therefore no observations to make. 

 

Head of Engineering & Transport (Highways): No objection, subject to 

conditions. 

 

Head of Engineering & Transport (Drainage): No objection, subject to 

conditions. 

 

Play Development Officer: No objection, subject to the provision of a 

commuted sum for development and maintenance of outdoor leisure 

facilities within Jersey Park. 

 

Natural Resources Wales: No objection. 
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Crime Prevention Officer: No objection. 

 

Description of Site and its Surroundings: 

 

The application site is located on land on the site of the former Briton 

Ferry Special School, off Ynysmaerdy Road, Briton Ferry. 

 

The application site is a predominantly rectangular-shaped parcel of land 

approximately 0.41 hectares in area in total. It measures an average of 

39m wide by 117m in depth. It is mostly flat in profile, but is set at a 

lower level than Ynysmaerdy Road, with sloped access ramp onto it.  

 

The site was formerly occupied by a special school, but this has been 

demolished and the site cleared to allow re-development of the site. It is 

bounded by allotment gardens to the north, sports/playing fields to the 

east, Ynysmaerdy Road to the south and residential dwellings to the west. 

Pedestrian and vehicle access is off Ynysmaerdy Road. 

 

The site is located within the settlement limits as defined by Policy H3 of 

the adopted Neath Port Talbot Unitary Development Plan (UDP). 

 

Brief Description of Proposal:  

 

This application seeks full planning permission for the construction of a 

residential development of 18 units comprising 8 x two-bed dwellings, 4 

x three-bed dwellings and 2 blocks of three flats, plus associated 

engineering works. 

 

The proposed development comprises a mixture of two and three 

bedroom dwellings (both semi-detached and detached), together with two 

block of flats (two-storey). The main house types proposed are detailed as 

follows: 

 

Plots 1 & 2. These are three-bedroom semi-detached dwellings, each 

measuring 5.9m wide by 9.7m in depth and a height of 8.2m to ridge 

level. They are designed with gable-ended ridged roofs with feature gable 

on the front elevation, plus canopy around the entrance door. Windows 

are proposed on the front and rear elevations only. Each dwelling would 

be provided with a kitchen, lounge, W/C and store to ground-floor, with 
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three-bedrooms, bathroom, store and airing-cupboard to first-floor. 

 

Plots 3-8. These are two-bedroom semi-detached dwellings, each 

measuring 7.7m wide by 6.3m in depth and a height of 7.8m to ridge 

level. They are designed with gable-ended ridged roofs with feature gable 

on the front elevation, plus canopy around the entrance door. Windows 

are proposed on the front and rear elevations only. Each dwelling would 

be provided with a kitchen, W/C, store and living room to ground-floor 

with two-bedrooms, bathroom and airing-cupboard to first-floor. The 

non-habitable bathroom and landing windows are proposed to the first-

floor rear elevation. 

 

Plot 9. This is a three-bedroom semi-independent living unit at ground-

floor, with 2 x one-bedroom flats at first-floor. This unit will measure 

23.3m wide by 11.5m in depth and would reach a height of 7.9m to ridge 

level. It is designed with a gable-ended ridged roof with overhanging roof 

element and three gabled dormer windows and velux roof light to the 

front elevation, a single-storey element to the side elevation, and 

asymmetric roof to the rear elevation. Windows are proposed on three 

elevations only. The proposal would provide assisted living 

accommodation, including carer’s facility, at ground-floor level, together 

with two self-contained flats at first-floor level. It is intended that the 

property will accommodate 3 individuals with a physical disability on the 

ground floor, and 2 individuals who do not have a physical disability and 

with low-level support needs in the upper floor.  

 

Plot 10. This is a three-bedroom semi-independent living unit at ground-

floor, with 2 x one-bedroom flats at first-floor. This unit will measure 

21.6m wide by 11.5m in depth and will reach a height of 7.9m to ridge 

level. It is designed with a gable-ended ridged roof with overhanging roof 

element and three gabled dormer windows and velux roof light to the 

front elevation, and asymmetric roof to the rear elevation. Windows are 

proposed on all four elevations. The proposal would provide assisted 

living accommodation, including carer’s facility, at ground-floor level, 

together with two self-contained flats at first-floor level. It is intended 

that the property will accommodate 3 individuals with a physical 

disability on the ground floor, and 2 individuals who do not have a 

physical disability and with low-level support needs in the upper floor.  

 

Plots 11 & 14. These are three-bedroom detached dwellings. Each 
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dwelling measures 8.5m wide by 6.5m in depth and a height of 7.3m to 

ridge level. They are designed with gable-ended ridged roofs with feature 

canopy around the entrance door. Windows are proposed on three 

elevations only. Each dwelling would be provided with a kitchen, dining 

room, lounge, W/C and store to ground-floor, with three-bedrooms, 

bathroom, store and airing-cupboard to first-floor. The first-floor 

bedroom window to the front elevation of Plot 11 is proposed to be 

obscurely glazed. 

 

Plots 12 & 13. These are two-bedroom semi-detached dwellings. Each 

dwelling measures 7.7m wide by 6.3m in depth and a height of 7.8m to 

ridge level. They are designed with gable-ended ridged roofs with feature 

gable the front elevation, plus canopy around the entrance door. Windows 

are proposed on three elevations only. Each dwelling would be provided 

with a kitchen, lounge, W/C and store to ground-floor, with two-

bedrooms, bathroom, store and airing-cupboard to first-floor. The non-

habitable bathroom and landing windows are proposed to the first-floor 

rear elevation. However, the first-floor bedroom window to the front 

elevation of Plot 12 is proposed to be obscurely glazed. 

Each property would be provided with off-street car parking. Each 

dwelling would have driveway parking for two vehicles, with Plots 9-10 

having four off-street parking spaces per unit to serve 1 disabled vehicle 

for each unit, with the remainder for carer’s and visitors. 

 

The applicant has indicated that the whole development would be 

affordable houses for a Registered Social Landlord (Gwalia Housing). 

However, the flats will be managed by First Choice Housing Association 

on behalf of Gwalia Housing. 

 

The applicant has submitted details of the proposed external materials as 

follows:- 

Roofs: Marley Modern Concrete Tiles (smooth grey colour). 

Render: Parex BL10 through coloured render (white). 

Brickwork (damp proof course and features on Plots 9-10): Edenhall 

Rutland (red colour). 

 

In respect of proposed means of enclosures, the developer has submitted a 

detailed scheme in support of the application. This specifies a new 2m 

high close boarded fence around the perimeter of the site, with 1.8m high 

close boarded fencing around car parking bays and the garden area of 
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Number 38 Ynysmaerdy Road. Finally, 1.2m high dividing fencing will 

be provided between the rear gardens of properties. Due to the change in 

levels between the application site and Ynysmaerdy Road, retaining walls 

are proposed around Plots 1-2 and 14 respectively. However, no specific 

heights have been specified. 

  

Finally in respect of drainage, it should be noted that foul water is 

proposed to be connected into the existing main system to the rear of Plot 

6, while highway/surface water will be attenuated (via tanks and hydro-

brakes) for discharge into the existing sewer to the rear of Plot 6. Private 

surface water for the dwellings is proposed to connect into a soakaway 

system. 

 

EIA Screening/Scoping Opinion & Habitat Regulations: 

 

As the development is not Schedule 1 or Schedule 2 Development on the 

EIA Regulations, a screening opinion will not be required for this 

application. 

 

Material Considerations: 

 

The main issues for consideration concern the principle of residential 

development at this site, together with the impact of the proposal upon 

visual and residential amenity, and also highway and pedestrian safety 

having regards to prevailing planning policies. 

 

Policy Context: 

 

Neath Port Talbot Unitary Development Plan: 

 

GC1 New Buildings/Structures and Changes of Use 

ENV17 Design 

T1 Location, Layout and Accessibility of New Proposals 

H2 Housing Density 

H3 Infill and Windfall Development within Settlement Limits 

ENV5 Nature Conservation 

RO3 Provision of Open Space to Serve New Residential 

Developments 

 

Technical Advice Note (TAN) 22: Sustainable Buildings (2010). 
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Affordable Housing Supplementary Planning Guidance. 

 

As the application site is located within the settlement limits defined by 

Policy H3 in the UDP, the principle of a residential development at this 

location is generally acceptable, provided there are no overriding 

highway, amenity or service objections. 

 

With regards to Policy H2 of the UDP specifically, this refers to housing 

density. It states that: 

   

“Proposals will generally be expected to achieve a density of 30 

dwellings per hectare, and higher where the proposal is sited at or 

immediately adjacent to locations with good public transport accessibility 

such as town, district, village and local centres or in public transport 

corridors. In the interests of sustainability and to avoid the unnecessary 

loss of land to development, the Authority is concerned to ensure that the 

land taken by development is minimised (while recognising that the range 

of sites will need to provide a mix of housing types and sizes). Generally, 

the Authority will expect residential development proposals whether on 

previously developed land or green field sites to achieve a density of 30 

dwellings per hectare (having excluded major distributor roads, schools, 

open spaces serving a wider area and significant landscape corridors, but 

including access roads within the site, private garden space, car parking 

areas, incidental open space, landscaping and children’s play areas). 

Higher density development will be expected within and adjacent to areas 

which are well located in terms of good public transport accessibility and 

existing centres and this should be reflected with regard to on site parking 

provision”. 

 

In this particular case, the site provides 18 dwelling units on an area of 

0.41 hectares, which equates to 43.9 dwellings per hectare. As this 

exceeds the 30 dwellings per hectare minimum specified in the UDP, it is 

considered that the proposed layout will result in the development of a 

site, the density and design of which is in accordance with the broad 

thrust of the criteria within Policy H2, in addition to national guidance.   

 

It should be noted that the Play Development Officer has identified there 

is a shortfall in play opportunities within the local area. As such, and in 

accordance with Policy RO3, a financial contribution of £7,727.88 would 

be required for the development and maintenance of outdoor leisure 
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facilities within the Briton Ferry East Area. This would need to form part 

of a Section 106 legal agreement with the following Heads of Terms: 

 

(1) Prior to the commencement of development, a payment of £7,727.88 

will be provided to the Local Planning Authority for the development 

and maintenance of outdoor leisure facilities within the Briton Ferry 

East Area. 

With regards to the issue of affordable housing, although this application 

would exceed the threshold in the Affordable Housing SPG, it should be 

noted that the development would be undertaken by Hale Construction on 

behalf of Gwalia, who are a Registered Social Landlord. While the 

scheme has Housing Strategy’s Strategic Support and proposes 100% 

affordable housing, it does not currently feature within the Social 

Housing Grant Programme. As such, (and given that the applicant is Hale 

Construction rather than Gwalia) it recommended that the Head of Terms 

of the Section 106 Agreement include the following, in the interest of 

clarity, and to ensure the scheme is retained as 100% in perpetuity: 

 

(2) The development, as approved under application P2014/0104, shall be 

for the provision of 100% Affordable Housing only, and retained in 

perpetuity as such thereafter. 

 

In respect of Code for Sustainable Homes and TAN 22, the applicant has 

provided a pre-assessment to demonstrate that the proposed dwelling 

would reach the required Code Level 3 and achieve 1 credit under 

category Ene1. Suitably worded conditions will be imposed on the 

permission, should it be granted, requiring a design stage assessment and 

related certification, together with a post construction stage assessment 

and a final code certificate indicating the levels achieved. 

 

Visual Amenity: 

 

In respect of the siting and design of the proposed dwellings, it should be 

noted that the application site would be considered a brownfield site. 

Whilst it is acknowledged that the majority of properties in the local area 

are terraced, it is considered that the layout, design and materials of the 

proposed units would form a development of its own character, and 

would complement the existing neighbouring properties. As such, it is 

considered the overall development would not have a detrimental impact 
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upon the character and appearance of the surrounding area and would be 

acceptable in terms of visual amenity. Nevertheless, due to the fact that 

submitted means of enclosure details do not adequately specify the 

heights and finish of the retaining walls around 1-2 and 14, a 

comprehensive scheme will be conditioned as part of the application for 

subsequent approval. 

 

Residential Amenity: 
 

In respect of potential overbearing and overshadowing issues, it should be 

noted that the application site is bounded by allotments and a sports 

ground to the north and east respectively. The nearest dwellings are 

therefore located on the western boundary. Nevertheless, it has been 

calculated that Plot 9 would be located a minimum distance of 16.4m 

from the rear of the dwellings along Ormond Street. Furthermore, Plot 1 

would be located over 3.4m from the side of Number 38 Ynysmaerdy 

Road, with a similar total height (albeit with a 0.42m higher floor level). 

It is therefore considered that the siting and finished levels of the overall 

development would not create any unacceptable overbearing or 

overshadowing issues on both the existing neighbouring residents, and 

potential future occupiers. 

 

Turning to potential overlooking issues, it should be noted that the main 

impact of the development relates to the existing dwellings along Ormond 

Street and Ynysmaerdy Road, as there are allotments to the north of the 

site and a sports ground to the east. However, as there is a minimum 

separation distance of 22m between Plots 3-8 and the rear of the dwelling 

along Ormond Street, and the dwellings are designed so that the first-

floor rear facing window are non-habitable rooms (so will be conditioned 

to be obscurely glazed), plus the ground-floor would be screened by the 

proposed 2m close-boarded boundary fence, it is considered that this 

element of the proposal would not create any unacceptable overlooking 

issues. To ensure that adequate overlooking separation distances are 

retained between Plots 3-8 and the dwellings along Ormond Street, 

‘Permitted Development’ rights for extensions and dormer extensions 

will be removed from these properties. 

 

In respect of Plot 9, it should be noted that this would not have any side 

facing windows on the western side facing elevation, so would not create 

any overlooking issues with neighbouring residents. With regards to Plot 
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1, given the fact there would be no side-facing windows on the proposed  

dwelling, and the fact it would be located adjacent to the pine-end of 

Number 38, it is considered that the proposed dwelling would not create 

any unacceptable overlooking issues. Whilst it is acknowledged that there 

are side facing windows on the rear wing of Number 38 (at both ground 

and first-floor), it is considered that the location of these windows would 

look at the blank side elevation of Plot 1, with angled views of the rear 

gardens area of Plots 1-2 only. As such, this element of the proposed 

scheme is considered acceptable. It should also be noted that the siting of 

Plot 1 is predominantly the same as the scheme previously recommended 

for approval under application P2010/0111, and as such, would have the 

same relationship with Number 38. 

 

Turning to potential overlooking issues within the development, it should 

be noted that the only potential issues relates to Plots 5-6 and 11, and 3-4 

and 12-13 respectively. Whilst there is a separation distance of 12m 

between these dwellings, which is below the usual distance within the 

Authority’s Household Design Guidelines, as the ground-floor window 

would be separated by the access road, it is considered that this distance 

would be acceptable in terms of potential overlooking. With regards to 

first-floor windows and as previously stated in the report, the first-floor 

bedroom window to the front of Plots 11 and 12 would be obscurely 

glazed, with secondary window to the side elevations. As the remainder 

of the windows would be off-set at angles from one another (with the 

exception of Plots 3-12), it is also considered that these would not create 

any unacceptable overlooking issues. Whilst the smaller bedroom 

window of Plot 3 would be sited opposite the smaller bedroom of Plot 12, 

given the constraints of the site in terms of it width and proximity to 

Ormond Street, it is considered that the layout of the properties could not 

be amended. As this is a new build site and the windows would be ‘new 

build to new build’ a relaxation of the guidelines would be acceptable in 

this instance, especially as refusal of the application could not be justified 

in this particular ground. 

 

It is therefore considered that the overall proposed development would be 

acceptable in terms of residential amenity.  

 

Highway Safety (Access, Parking and Traffic flows): 

 

It is noted that the floor area of the proposed dwellings would measure 
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less than 120m
2
. As such, each dwelling will be provided with the 

required driveway parking for two vehicles, whilst Plots 9-10 will be 

provided with 8 spaces in total for resident’s disabled vehicles, plus 

carer’s and visitors parking. It should also be noted that the development 

will be served by an adequate turning area for larger vehicles (such as a 

refuse lorry) together with a suitable access off Ynysmaerdy Road for a 

development of this size, together with the necessary vision splays and 

junction protection markings. As the Head of Engineering and Transport 

(Highways Section) offers no objection to the proposal, subject to 

conditions, it is therefore considered that the proposed layout, access and 

parking arrangements would be acceptable in terms of highway and 

pedestrian safety, and there is also sufficient capacity within the highway 

network to accommodate a development of this size. It should also be 

noted that conditions will be imposed on the application to ensure that all 

construction traffic accesses the site via Ynysmaerdy Road only, and all 

future occupiers of the dwellings should access the site off Ynysmaerdy 

Road or the new access road only, and not via the rear to the rear of 

Ormond Street. 

 

Landscaping and Ecology (including trees & Protected Species): 

 

With regards to biodiversity, it should be noted that there are currently no 

particular landscaping features on the site. Under the previous Prior 

Notification application for the demolition (P2013/0831), the Biodiversity 

Officer noted that historically the former school buildings supported a 

large maternity bat colony. However, since the school was abandoned, 

bat use of the site dwindled, which was confirmed by a number of bat 

surveys where either no bats were confirmed, or very low numbers in the 

locality. As such, a Welsh Government license was not required for the 

demolition. Nevertheless, due to the fact that bats have been identified in 

the locality, which are a European Protected Species, it will be 

conditioned as part of the application, if approved, that the new dwellings 

are provided with bat bricks, to ensure that suitable roosting opportunities 

are provided. It is therefore considered that the proposed scheme is 

acceptable in terms of biodiversity. 

 

In respect of landscaping of the site, as no specific details have been 

provided in support of the application, it will be conditioned as part of the 

application that a landscaping scheme is submitted for subsequent 

approval, to ensure the finished scheme is acceptable in terms of visual 



PSVS-100414-REP-EN-NP  Page 15 of 28 

 

amenity and biodiversity. 

  

Flooding and Drainage: 

 

In respect of the proposed drainage of the site, it should be noted that a 

detailed drainage scheme was submitted in support of this application. 

However, the Head of Engineering and Transport (Drainage Section) 

requires some further information regarding the technical aspects of the 

submitted scheme. Nevertheless, they offer no objection to the principle 

of the development, subject to conditions. As the Head of Engineering 

and Transport (Drainage Section) and Welsh Water both offer no 

objection to the proposed development, subject to conditions, the 

principle of the development is considered acceptable in terms of 

drainage. 

 

Although the site has been identified in a Zone B flood zone, given this is 

the very small section of the north-east corner of the site a Flood 

Consequences Assessment would not be required in this instance. As 

Natural Resources Wales offer no objection to the proposed development, 

it is therefore considered acceptable in terms of flooding. 

 

Pollution (air and ground): 

 

Not Applicable. 

 

Others (including objections): 

 

In response to the 17 letters of objection received, the following 

comments are made: 

 

 In respect of the size and density of the proposed development, and 

use of land, it should be noted that the density of the proposed 

development at 43.9 dwellings per hectare would exceed the minimum 

threshold of 30 dwellings per hectare minimum specified in the UDP. 

As such, it would be considered a sustainable use of land, and would 

be in accordance with the broad thrust of the criteria within Policy H2, 

in addition to national guidance.   

 

 With regards to the concerns relating to the highways safety issues, 

plus traffic and parking problems, it should be noted that these have 
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been addressed previously in the report. As the Head of Engineering 

and Transport (Highway Section) offers no objection to the proposed 

development, subject to conditions, it is therefore considered that the 

proposed layout, access and parking arrangements would be 

acceptable in terms of highway and pedestrian safety, and would meet 

the necessary regulations. Furthermore, there would be sufficient 

capacity within the highway network to accommodate a development 

of this size. It should be noted that officers from the Planning Section 

and Highway Section have undertaken site visits during various time 

throughout the day. 

 

 In respect of visitors parking, and the concerns that they could deny 

access for emergency vehicles, it should be noted that there is no 

formal provision for visitors parking. However, it is considered that 

there is sufficient space within the development for visitor parking, 

without having a detrimental impact on Ynysmaerdy Road. 

Furthermore, it will be conditioned as part of the application, if 

approved, that junction protection markings are provided around the 

new junction, to limit potential indiscriminate parking. 

 

 Turning to the issue that the parking signs were taken away when the 

lamp posts were replaced, it should be noted that this is not a material 

planning consideration for this application. However, the matter has 

been referred to the Street-Care Section for further investigation. 

 

 With regards to the concern that planning was refused a few years ago 

for other housing in the vicinity because of traffic volume, it is unclear 

which site or application is referred to. As such, further comments 

cannot be provided on this matter. 

 

 In respect of the comments that Housing Association tenants are 

unlikely to work from home, it should be noted that this is not a 

material planning consideration as planning permission would be 

granted for a dwellinghouse (Class C3). The impact upon the highway 

network has been addressed previously in the report. 

 

 With regards to the comments that there is an under provision of 

parking within the site, as each house could have more than 2 cars, it 

should be noted that the current Parking Guidelines are based on the 
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floor-areas of the proposed dwellings. As the proposed development 

would comply with the necessary guidelines, the parking provision is 

considered acceptable. Furthermore, as these are maximum standards, 

additional parking could not be requested as this could not be 

substantiated at appeal. 

 

 Turning to the comments regarding flooding, it should be noted that 

the existing culvert in Manor Way would remain unaffected by the 

proposed development, including any future maintenance. As 

previously stated in the report, the drainage of the site is planned to 

connect into the combined sewer. As Welsh Water, Natural Resources 

Wales and the Head of Engineering and Transport (Highways Section) 

offer no objection to the principle of the drainage for the proposed 

scheme, subject to conditions, the scheme is considered acceptable in 

terms of drainage. 

 

 In respect of the capacity of the proposed sewer connection, this has 

been assessed by Welsh Water who offers no objection, subject to a 

total discharge rate of 10 litres per second. 

 

 Turning to the concerns regarding the future occupiers of the 

dwellings, it should be noted that the dwellings would fall under Use 

Class C3 of the Town and Country Planning Use Class Order 1987 

regardless of the tenure or whether they are rented out or owner 

occupied. The fact that they would be for a Housing Association 

would not be a material planning consideration. Nevertheless, the 

matter was raised with Gwalia, who have stated that “the properties 

will be rented and let to families who have applied through Gwalia’s 

normal procedures. This will include people who have applied directly 

to Gwalia or through the Local Authority (as a proportion of the units 

will be subject to a nominations agreement). Applications from either 

source are checked to confirm the identity of people who apply and 

appropriate checks made to consider any previous tenancy issues. 

Gwalia is committed to providing high quality homes for people and 

managing our properties and tenancies thoroughly in the interests of 

our customers and the wider community.  In addition, we have a 

specialist tenancy management team”. 

 

 In respect of noise issues, it should be noted that the proposed use 

would be residential, and the site is located in a predominantly 
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residential area, which is considered acceptable. If any noise issues 

arise in the future, it would be a matter for the Environmental Health 

Section. Furthermore, if there is any anti-social behaviour this would 

be a matter for the Police.  

 

 With regards to the comments that the proposed development would 

result in a drop in property values in the area, it should be noted that 

this is not a material planning point, so cannot be taken into 

consideration when determining this application. 

 

 Turning to the comments relating to the privacy to the rear of the 

properties along Ormond Street, the submitted means of enclosure 

details that a 2m high close boarded fence will be erected around the 

perimeter of the site. Nevertheless, it will be conditioned as part of the 

application, if approved, that a comprehensive means of enclosure 

scheme is submitted for approval. This should include a solid 

enclosure around the perimeter of the site. It should also be noted that 

conditions will be imposed on the application to ensure that there is no 

access to the site off the lane to the rear of Ormond Street. 

 

 In respect of the comments that the previous application (P2010/0111) 

was allowed to expire without any further progress being made, it 

should be noted that this permission was recommended for approval, 

but the planning permission was never formally issued. This was 

because it has been on hold waiting for a Section 106 legal agreement 

to be signed. As such, the permission has not expired. The site has 

remained un-developed as there was no planning permission in place 

for its re-development. 

 

 With regards to the need for the development, it should be noted that 

the Local Housing Market Study undertaken by the Authority has 

identified there is a shortfall in housing in the County Borough. As 

such, there is a need for the development. Furthermore, there is 

identified need for Affordable Housing within the County Borough, 

which this development would assist in meeting. 

 

 Turning to the comments regarding neighbour notification, it should 

be noted that in line with the Town and Country Planning 

(Development Management Procedure) (Wales) Order 2012 all 
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properties directly adjoining the application site were notified by 

letter. In this instance it was Number 38 Ynysmaerdy Road. 

Nevertheless, site notices were erected along Ynysmaerdy Road and 

Ormond Street, to inform local residents of the application and the 

date by which objection letters had to be received. 

 

 With regards to the comments that the closure of the local school and 

library and re-location of the GP surgery could have a larger impact on 

the proposed scheme than that previously approved, it should be noted 

that access to local facilities is something that would be taken into 

consideration when determining the application for sustainability 

purposes. However, as the site is located in an existing residential area 

and within adequate walking distance to a number of facilities, such as 

bus stops, shops and leisure facilities, it is considered a sustainable 

location and refusal of the application could be not be justified on this 

ground at appeal. 

 

 In respect of the issue with the use of materials on the proposed 

scheme, and the use of render as a cost cutting measure. As previously 

stated, the developer has submitted details of the proposed external 

materials, which includes a render finish for the walls with brick damp 

proof course and brick features on Plots 9-10. Although the previous 

scheme may been planned with additional facing brickwork, given the 

mixture of render and stone finishes in the area, it is considered that 

the proposed development would create a character of its own, and 

would not have a detrimental impact on the overall character and 

appearance of the area. Furthermore, refusal of the application on this 

ground could not be substantiated at appeal. 

 

 Turing to the concerns from Neath Port Talbot Disability Network 

Action Group. It should be noted that tactile paving will be 

conditioned to be installed on site as part of the application, if 

approved, whilst all vehicle crossovers will need to be installed to 

Local Authority specification. In respect of internal accesses and 

ramped entrances, it should be noted that this would be dealt with as 

part of any subsequent Building Regulations application. 

 Finally, the concerns regarding the timing of the report. It should be 

noted that the report assesses the impact in detail, having regard to the 

nature of representations submitted. 
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Conclusion: 

 

It is considered that the proposed development provides a sustainable, 

accessible and visually acceptable form of development which will not 

significantly impact upon the amenities of residents in adjoining 

properties, nor upon the character and visual amenity of the area as a 

whole. Furthermore, the development would not have a significant impact 

upon highway and pedestrian safety, nor upon existing services including 

foul and surface water discharges or ecological issues. Hence the 

proposed development would be in accordance with Policies GC1, 

ENV17, T1, H2, H3, ENV5, and RO3 of the Neath Port Talbot Unitary 

Development Plan. Approval is therefore recommended. 

 

Recommendation: Approval with Conditions, subject to the signing 

of a Section 106 Legal Agreement with the following Heads of 

Terms:-  

 

(1) Prior to the commencement of development, a payment of 

£7,727.88 will be provided to the Local Planning Authority for 

the development and maintenance of outdoor leisure facilities 

within the Briton Ferry East Area. 

 

(2) The development, as approved under application P2014/0104, 

shall be for the provision of 100% Affordable Housing only, 

and retained in perpetuity as such thereafter. 

 
 

 

 

RECOMMENDATION: Approved subject to s.106 

 

CONDITIONS; 

 

(1) The development hereby permitted shall be begun before the expiration 

of five years from the date of this permission. 

Reason 

To comply with the requirements of Section 91 of the Town and Country 

Planning Act 1990. 
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(2) Unless otherwise agreed in writing, the external materials to be used on 

the development hereby approved shall be as specified below only: 

Roofs: Marley Modern Concrete Tiles (smooth grey colour). 

Render: Parex BL10 through coloured render (white). 

Brickwork: Edenhall Rutland (red colour). 

Reason 

In the interest of the visual amenity of the area. 

(3) Unless otherwise agreed in writing, the finished floor level of the 

dwellings shall be in accordance with Dwg. C-002 Rev A only. 

Reason 

In the interest of visual amenity of the street-scene. 

(4) Unless otherwise agreed in writing, prior to the occupation of Plots 11 

and 12, the first-floor bedroom window on the front elevations, as specified 

on Dwg 1443-4-4 Rev B shall be glazed with obscured glass and any 

opening vent shall be top hinged with the lowest part of the opening a 

maximum of 1.1 metres above the floor level of that room, and any 

replacement window or glazing shall be of a similar glazing and type.  

Reason   

In the interest of the amenities of the adjoining property and the safety of the 

occupiers of the applicant dwelling. 

(5) Notwithstanding the submitted details and prior to the occupation of 

Plots 3-8, the first-floor windows on the rear elevation serving the bathroom 

and landing area shall be glazed with obscured glass and any opening vent 

shall be top hinged with the lowest part of the opening a maximum of 1.1 

metres above the floor level of that room, and any replacement window or 

glazing shall be of a similar glazing and type.  

Reason   

In the interest of the amenities of the adjoining property and the safety of the 

occupiers of the applicant dwelling. 
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(6) Notwithstanding the provisions of the Town and Country Planning 

(General Permitted Development) Order 1995 (as amended) (or any order 

revoking and re-enacting that Order with or without modification), there 

shall be no extension or external alteration to Plots 3-8 hereby permitted 

under Schedule 2 Part 1 Class A (enlargement/improvement of a dwelling), 

Class B (enlargement or alteration to roof), Class C (any other alteration to 

roof) without the prior grant of planning permission. 

Reason 

In order to safeguard the amenities of the area by enabling the Local 

Planning Authority to consider whether planning permission should be 

granted for extensions and other externals alterations on these Plots. 

(7) Each dwelling hereby permitted shall be constructed to achieve a 

minimum Code for Sustainable Homes Level 3 and achieve 6 credits under 

category Ene1 if the site was registered with a Code Assessor prior to 11th 

December 2010  in accordance with the requirements of Code for 

Sustainable Homes: Technical Guide April 2009, or Level 3 and 1 credit 

under category Ene1 of the code if the site was registered on or after 11th 

December 2010 in accordance with the requirements of Code for Sustainable 

Homes: Technical Guidance November 2010. 

Reason 

In the interests of Sustainability. 

(8) Unless otherwise agreed in writing, no development of any dwelling 

hereby approved shall commence until details of a Code for Sustainable 

Homes ‘Design Stage’ assessment and related certification certifying that 

Code Level 3 and 6 Credits under Ene1are achieved if the site was registered 

with a Code Assessor prior to 11th December 2010  in accordance with the 

requirements of Code for Sustainable Homes: Technical Guide April 2009, 

or Level 3 and 1 credit under category Ene1 of the code if the site was 

registered on or after 11th December 2010 in accordance with the 

requirements of Code for Sustainable Homes: Technical Guidance 

November 2010 have been achieved have been submitted to and approved in 

writing by the Local Planning Authority. The development shall be carried 

out entirely in accordance with the approved assessment and certification 

unless otherwise agreed in writing by the Local Planning Authority. 

Reason 
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In the interests of Sustainability. 

(9) Unless otherwise agreed in writing, no dwelling hereby approved shall 

be occupied until a Code for Sustainable Homes ‘Post Construction Stage’ 

assessment has been carried out in relation to it, and a Final Code Certificate 

has been issued for it certifying that Code Level 3  and 6 Credits under Ene1 

have been achieved under Technical Guide April 2009, if the site was 

registered with a code assessor prior to 11th December 2010, or Level 3 plus 

1 credit under Ene 1 are achieved if the site was registered with a code 

assessor either on or after the 11th December 2010 under the requirements of 

Code for Sustainable Homes Technical Guidance November 2010. The 

certificate shall be submitted to and approved in writing by the Local 

Planning Authority.  

Reason 

In the interests of Sustainability. 

(10) Unless otherwise agreed in writing by the Local Planning Authority, 

prior to the occupation of each associated dwelling, the corresponding off-

street parking spaces, as shown on Drawing No. 1443-4-2 Rev L, shall be 

provided on site. The spaces shall be surfaced in permeable hardwearing 

material to gradients not exceeding 1 in 9, or drained so that no surface 

water flows out on to the public highway, and shall be retained as such 

thereafter.  

Reason 

In the interest of highway safety by ensuring adequate off street parking is 

provided. 

(11) Unless otherwise agreed in writing by the Local Planning Authority, 

prior to occupation of the associated dwelling, a vehicular footway crossing 

shall be provided on site to allow access to the driveways with pedestrian 

vision splays of 2.4m by 2.4m, and these shall be retained as such thereafter. 

Reason 

In the interest of highway safety. 
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(12) All construction traffic shall access the site via Ynysmaerdy Road, and 

there shall be no pedestrian or vehicle access to the site via the lane to the 

rear of Ormond Street. 

Reason 

In the interest of highway and pedestrian safety. 

(13) No development shall take place 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: 

a. The parking of vehicles of site operatives and visitors 

b. Loading and unloading of plant and materials 

c. Storage of plant and machinery used in constructing the development 

d. The erection and maintenance of security hoarding including 

decorative displays and facilities for public viewing, where appropriate. 

e. Wheel washing facilities 

f. Measures to control the emission of dust and dirt during construction 

g. A scheme for recycling/disposing of waste resulting from the 

construction works. 

Reason 

In the interest of highway safety and residential amenity. 

(14) Unless otherwise agreed in writing, prior to the occupation of any 

dwelling a surfaced and lit footway and road shall be provided on site to 

binder course level and linking onto the nearest public highway, and shall be 

retained as such thereafter. 

Reason 

In the interest of highway and pedestrian safety. 
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(15) Unless otherwise agreed in writing, prior to the occupation of the final 3 

dwellings on site, the road and footways shall be completed to surface 

course level, with drainage and lighting, and retained as such thereafter. 

Reason 

In the interest of highway and pedestrian safety. 

(16) Unless otherwise agreed in writing, there shall be no direct pedestrian 

or vehicular access to and from the site off the lane to the rear of Ormond 

Street, and all access shall be via Ynysmaerdy Road only. 

Reason 

In the interest of highway and pedestrian safety. 

(17) Unless otherwise agreed in writing prior to work the commencement of 

works on site, a scheme for all internal roads shall be submitted to and 

approved in writing by the Local Planning Authority at a scale of 1:200 

detailing :- 

a. Longitudinal and vertical carriageway alignment with a maximum 

gradient of 1 in 12 in a minimum gradient of 1 in 150 

b. Cross sections every 20 metres 

c. Surface water drainage proposals including gully and manhole 

positions, pipe sizes and gradients with discharge rates. 

d. Street lighting proposals 

The approved scheme shall be implemented on site prior to the occupation 

of any dwelling, and retained as such thereafter. 

Reason 

In the interest of highway safety. 

(18) Unless otherwise agreed in writing, prior to the occupation of any 

dwelling, a Traffic Regulation Order (TRO) scheme detailing junction 

protection markings for the new access off Ynysmaerdy Road shall be 

submitted to and approved in writing by the Local Planning Authority. The 
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approved scheme shall be fully implemented on site prior to the occupation 

of any dwelling, and retained as such thereafter. 

Reason 

in the interest of highway and pedestrian safety. 

(19) Notwithstanding the submitted layout plans and prior to first occupation 

of any dwelling, a tactile dropped crossing in accordance with DETR 

Guidance on the use of Tactile Paving Surfaces shall be provided on site 

either side of the new junction onto Ynysmaerdy Road, and retained as such 

thereafter. 

Reason 

In the interest of highway and pedestrian safety. 

(20) Prior to the commencement of any works on site, a detailed scheme 

showing the method of construction and surfacing of the proposed access 

road shall be submitted to and approved in writing by the Local Planning 

Authority. The access junction and road shall be constructed on site prior to 

the construction of any dwelling, and maintained in accordance with the 

approved details. 

Reason 

In the interest of highway and pedestrian safety. 

(21) Unless otherwise agreed in writing, foul water and surface water 

discharges shall be drained separately from the site. 

Reason 

To protect the integrity of the public sewerage system 

(22) Notwithstanding the submitted details on Dwg C-001 Rev A, no 

development shall take place until a detailed drainage scheme has been 

submitted to and approved in writing by the Local Planning Authority. As 

part of the submitted scheme an assessment shall be carried out of the 

potential for disposing of surface water by means of a sustainable drainage 

system in accordance with the principles set out in Appendix 4 Tan 15  (or 

any subsequent version), and the results of the assessment provided within 
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the submitted scheme. Where a sustainable drainage scheme is to be 

provided, the submitted details shall: 

i. provide information about the design storm period and intensity, the 

method employed to delay and control the surface water discharged from the 

site and the measures taken to prevent pollution of the receiving 

groundwater and/or surface waters;  

ii. include a timetable for its implementation; and  

iii. provide a management and maintenance plan for the lifetime of the 

development which shall include the arrangements for adoption by any 

public authority or statutory undertaker and any other arrangements to secure 

the operation of the scheme throughout its lifetime. 

The approved scheme shall be implemented on site prior to the occupation 

of any dwelling, and retained as such thereafter. 

Reason 

In the interest of adequate drainage of the site. 

(23) Prior to the occupation of any dwelling on site, a detailed scheme for 

landscaping shall be submitted to and agreed in writing with the Local 

Planning Authority.  The approved scheme  shall  be carried out in the first  

planting  season after  completion  of  the  development  or  its  occupation,  

whichever is the sooner, and  any trees  or  plants  which within a period of 

five  years  are removed  or  become seriously damaged or diseased  shall  be 

replaced in the next planting season with others of  similar size  and  the  

same  species,  unless  the  Local  Planning Authority gives written consent 

to any variation. 

Reason 

In the interest of visual amenity and to accord with Section 197 of the Town 

and Country Planning Act, 1990. 

(24) Notwithstanding the submitted details and unless otherwise agreed in 

writing, prior to the occupation of any dwelling, a detailed scheme for the 

siting, design, height and finish of all proposed means of enclosures shall be 

submitted to and agreed in writing with the Local Planning Authority. The 

approved means of enclosures shall be erected in accordance with the agreed 
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details prior to occupation of the associated dwelling, and retained as such 

thereafter. 

Reason 

In the interest of visual and residential amenity. 

(25) Unless otherwise agreed in writing, prior to the occupation of any 

dwelling unit, a scheme shall be submitted to and approved in writing by the 

Local Planning Authority for the provision of bat boxes or bat bricks on each 

dwelling unit. The approved scheme shall be implemented on site prior to 

the first occupation of each associated dwelling, and retained as such 

thereafter. 

Reason 

In the interest of bat mitigation, which are a European Protected Species. 

REASON FOR GRANTING PLANNING PERMISSION 

The decision to grant planning permission has been taken in accordance with 

Section 38 of the Planning and Compulsory Purchase Act 2004, which 

requires that, in determining a planning application the determination must 

be in accordance with the Development Plan unless material considerations 

indicate otherwise. 

It is considered that the proposed development provides a sustainable, 

accessible and visually acceptable form of development which will not 

significantly impact upon the amenities of residents in adjoining properties, 

nor upon the character and visual amenity of the area as a whole. 

Furthermore, the development would not have a significant impact upon 

highway and pedestrian safety, nor upon existing services including foul and 

surface water discharges or ecological issues. Hence the proposed 

development would be in accordance with Policies GC1, ENV17, T1, H2, 

H3, ENV5, and RO3 of the Neath Port Talbot Unitary Development Plan. 

 


