SECTION A-MATTERS FOR DECISION

Planning Applications Recommended For Approval

APPLICATION NO: P2012/0352 DATE: 09/08/2012

PROPOSAL: Residential development comprising of 78 dwellings with
associated demolition of 141 Dinas Baglan Road, access and
engineering works (application for outline planning
permission with details of access to be agreed) - covering
letter dated 16 May 2014, revised Transport Assessment,
revised location plan, swept path analyses, site cross-section,
and email of 12 March 2014 regarding junction design.

LOCATION: 141 Dinas Baglan Road & Land Adjacent & Land rear of 85-
139 Dinas Baglan Road & Land rear of 1-63 Sarnfan Baglan

Road
APPLICANT: Ryehill Properties (Wales) Ltd.
TYPE: Outline
WARD: Baglan

Planning History:

P2009/0379 - Residential development for up to 75 dwellings (outline) —
Withdrawn 07/12/10.

P2009/0006 — Phase 3 Rowantree Avenue (adjacent site) - 15 Dwellings with
associated works — Refused 11/07/13.

P2000/1065 — Erection of 4 dwellings — Refused 03/04/01

P1983/4368 — Horticultural Nursery Garden — Approved 12/09/83

Publicity and Responses if applicable:

Air Quality: No objection subject to conditions.

Contaminated land: No objection subject to conditions.

Environmental Heath (Noise and lighting): Requested that a noise survey be

carried out in response to which it was confirmed that subject to the imposition
of suitable conditions there is no objection to the development.



Head of Engineering and Transport (Highways): No objection subject to
conditions.

Head of Engineering and Transport (Drainage): No objection subject to
conditions.

Biodiversity: Requested that additional reptile surveys be carried out. The
additional submitted information was satisfactory. As such they have no
objection subject to conditions.

Head of Property and Architectural Services (Structures): There are no
details of any retaining structure at this stage. No objection subject to
conditions.

Public Rights of Way: No registered rights of way would be affected.

South Wales Police (Crime Prevention Design Advisor): No objection
subject to the detailed design of the dwellings, landscaping and materials.

Natural Resources Wales (NRW): No objection subject to conditions and
informatives.

Glamorgan Gwent Archaeological Trust: No objection subjection to
conditions.

Dwr Cymru Welsh Water: No objection to the proposed development
subject to conditions and that no building is sited within 3m either side of the
public sewer.

Welsh Assembly Government (Transport): No objection subject to
conditions.

Neath Port Talbot Disability Network Action Group: Raised concerns
regarding the construction specifications including tactile paving of the
vehicles crossovers of footways and have suggested the inclusion of benches
with arm rests along the access footpath.

91 neighbouring properties were consulted and the application was also
advertised on site and in the press. In response:

A petition of 145 signatures has been received which states that they object to
the proposed development.



82 letters of objection have been received in relation to the original submission
and a further 22 letters of objection were received in response to a second
consultation period on revised details. These objections can be summarised as
follows:

(1) The existing road is in an appalling state and not suitable to carry
additional traffic. An attempt has been made to improve the surface,
but it is now as bad as it was previously. They don’t believe that
there is a safe continuous path for disabled motor vehicles to
negotiate these lights. The proposal is for 78 dwellings but the
Hyder Transport Assessment script says there will be 83 domestic
premises. The traffic survey was not carried out during the school
run, as the dates of the survey were during school holidays.

(2) There would be an increase in noise and air pollution, because of the
increased flow of vehicles and their standing at the lights,
particularly the noise of HGVs and cars starting, idling, revving and
breaking. Has an Air Quality survey been carried out to establish the
existing level of PM10 and what effect would the waiting traffic at
the traffic lights have? Increases in traffic flow along Baglan Road
due to the closure of the M4 slip roads in the near future, (which has
subsequently occurred) would further these impacts. The 78
dwellings would have on average two cars per dwelling which means
that there would be 156 cars using the access road, day and night
which would increase noise pollution to the front of their dwellings.
Over the past 10 years noise has already increased in the area
exponentially.

(3) If traffic lights are to be installed it would be very difficult to reverse
out of the curtilages of neighbouring properties or to access their
garages, car ports or driveways (those dwellings that access directly
onto the A48), as they would be in line with the waiting traffic or
within the “‘yellow box’ area. There would be a reduction of ‘on road
parking’ along this road including yellow lines, waiting traffic and
the yellow box, and parking is already a huge problem. Where will
they be able to park their cars? Where will their visitors be able to
park? Cars already sometimes park partly on the pavements and this
is likely to occur more often if the development goes ahead. The
closure of the slip road would exacerbate these problems further.
The lights will be placed at the brow of a rise in the road, when
approaching easterly along the main road with no view over the top.
There is also a public footpath, with a steep flight of steps that
accesses directly on the proposed road junction (with only a narrow
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)

section of pavement on this side of the road) accessing the
mountainside and the dwellings off Fernfields, which is used by both
residents and walkers. Increased traffic congestion along the road
would result in the need for more pedestrian crossings. Plus roads
that access onto the A48 will have greater problems leaving their
junctions due to the increase congestion. This stretch of the A48 has
a full footpath to the south western side of the road, but only a very
narrow footway on the north eastern side of the road. This road is a
safe route to school and would be a future route to the new Ysgol
Bae Baglan School.

The traffic lights would also cause problems to the dwellings located
off the “private road’ of the lower section of Dinas Baglan Road by
overloading traffic using this junction. It is not understood why the
traffic lights are necessary as other junctions which serve more
houses than proposed don’t have traffic lights. The roadway is very
narrow and there is only space for one car to come down the street at
atime. They allege that the people responsible for NPTCBC'’s traffic
lights were not in favour of the lights and believed that the road is
too narrow for a traffic controlled junction. If there are cars waiting
to come out of the street and cars on both lanes east and west on the
traffic lights how are they to get past each other? It would cause a
hazard as cars will be reversing back onto a main road into the traffic
lights. They have stated that yellow lines would be used to stop the
occupiers of 137 and 139 from parking on the street outside the front
of their dwellings, so they wouldn’t have any parking. The lower
road is narrow with no turning area so people have to reverse out of
the junction, which would be dangerous if it was controlled by lights
and could cause a nasty accident. This will be a particular problem
for large delivery lorries, in excess of 7.9m in length as the
applicants have only carried out swept path analysis for vehicles of
this length and not for larger vehicles. The developers should
provide a proper turning circle at the end of the lower Dinas Baglan
Road and rear vehicle access to these properties. The proposal will
create a significant hazard with the convergence of road users,
drivers, cyclists and pedestrians at the proposed junction with a
complete lack of vision when approaching the traffic lights from
either end of the main highway or the lower road.

The design of the proposed traffic management control system and
risk assessment has not been fully thought through. For instance the
risk assessment assumes that no. 1 Sarn Fan has 1 car, when they
have three. It also assumes that the dwellings in this area can turn
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their vehicles on-site, which they state that they can’t. Access into
and out of an number of properties’ driveways are proposed to be
controlled by detectors which should turn all the lights to red, but
they are unsure how this would work, for instance how will they
know that the lights have gone red and aren’t pausing to let vehicles
out of the proposed development, as it will not be possible for them
to see this junction; also the waiting traffic could prevent them from
leaving their properties; if they are having problems entering or
exiting their properties how long would they have before the traffic
flowed again and how would traffic leaving the development be
aware of their difficulties as they will not be able to see them; what
happens if the detectors fail, as temporary lights wouldn’t cater for
their properties; they understand that they would have to drive past
their entrance by two car lengths to activate the detector, but how
would the cars behind know that they will want to reverse back;
could other vehicles unintentionally trigger the detectors; how would
they have large items delivered to their properties, especially with
the lights, and the yellow box junction? How would the refuse
collection occur each week? How would they be able to cut the
trees/hedgerow to the front of their properties safely? They don’t
believe that this area is suitable for traffic lights and the proposed
development would cause dangers and serious inconvenience for
local residents. The proposed access arrangements would affect the
enjoyment of their environment by its inconvenience. The closure of
junction 41 would make this situation even worse and the traffic
surveys that have been undertaken have not taken this situation into
consideration. At a public meeting a Council member agreed to try
to drive in and out of their driveways, but this never happened.

High vehicles such as lorries, buses and 4x4s waiting at the traffic
lights on the higher road will be able to look into the first floor
bedroom windows of the dwellings located off the lower Dinas
Baglan Road.

The proposed use of this access is unreasonable and unnecessary as
other existing means of access from Heol y Nant and Rowantree
Avenue could be achieved and access could be obtained from the slip
road of the motorway. The proposed access could be used by people
wishing to access Heol y Nant and Rowantree Avenue, which would
increase the use and the likelihood of danger.

Access for emergency vehicles when the M4 is closed and the A48 is
grid locked will be a problem. Also during accidents and other
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problems on the Motorway this stretch of the A48 becomes
gridlocked. The proposed lights would make the traffic worse during
such periods.

The indicated potential car parking shown to the rear of the
dwellings, accessed off the lower road would be inconvenient and
difficult to access over long, sloping gardens.

The proposal would have an adverse impact upon the property that
adjoins the eastern boundary of the site in regard to loss of privacy
through overlooking; increase in noise from the motorway and
potential loss of trees and hedgerow that are located along the
boundary (on their own property). They believe that these trees
should be protected by a Tree Preservation Order, as the trees offer a
buffer to noise and unsightly views of the motorway. They are also
concerned about the impact the proposal would have upon the
stability of their raised patio and the impact of the relocation of the
drainage easement in close proximity to their property.

The density of the development and overall layout is unacceptable.
The addition of another road to the rear of their properties would
result in added noise and their properties will no longer be as secure.
The construction phase will cause dust, noise and disturbance. There
would also be noise and disturbance from the development once it
was built.

Dwr Cymru would not allow the access road to cross over the
existing sewer with an additional depth of 5m of fill over the top.
They are concerned about the proposal to divert the main sewer and
are also concerned about their connections to this sewer. They
believe that Dwr Cymru has stated that the development would
overload the existing infrastructure and that there would be
insufficient water supply.

The loss of view from their properties, which will become a view of
a building site and then of crammed houses, squeezed into what
seems to be a very small plot of land. Their house prices will go
down dramatically and would be detrimental to anyone trying to sell
their house.

Properties will be overlooked resulting in a loss of privacy. Some of
the properties are elevated above the development, which means that
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they will be looking directly into houses in the development and vice
versa.

They are concerned that if the houses do not sell then it could turn
into a benefit driven housing estate. The intensity of development is
dependent upon how fast the developer wants to work. The
development could drag on for years and living next to a building
site for a prolonged period would be unacceptable. It is unknown
whether the company is applying for consent to build or just to get
consent and sell the site on for profit.

A document has identified that the area is located within a Radon
affected area and that a factory on the Moors that needs a PPC for
lead and other alloys which he finds worrying.

There are bluebells and primroses growing on site. The site was
cleared of trees and buildings were removed before the surveys were
carried out. It is known that bats roost in the area and that the
Council should prosecute the developers for disturbing the bats. Bat
droppings confirm the presence of bats at and around 141 Dinas
Baglan Road. The number of bat sightings has dropped dramatically
since the site was cleared and the buildings demolished. A full
reptile survey of the whole site was not carried out as the Council
owned land was not surveyed and that reptiles are thriving on the
site. The ecological surveys were carried out too late and after the
site had been cleared of vegetation. The submitted tree survey is
incorrect and does not detail all the trees present on the site,
including a large Cherry Laurel tree located to the rear of this house.

There will be damage and subsidence caused to neighbouring
properties as a result of Heavy Goods Vehicles visiting the
construction site. The houses are over 80 years old and already
showing signs of subsidence, as the properties’ foundations were not
built to today’s standards and considering the current level of traffic
using the road. A Structural Integrity Survey has not been carried
out on the properties within the vicinity which should be a key factor
in deciding if the junction is suitable. There are also issues of
potential collapse of sewerage/drainage systems, water and gas
supply pipes, both within the road and within peoples’ properties.
The Council should be responsible for any such damage caused to
existing properties.
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The site was previously identified for use as a leisure park and that
the Council has set aside £3,000 to develop it as such. The intensity
of the development does not provide a safe place for children to play
other than within their own little gardens. The small area shown
below the access is an insult to the safety of others. There is
insufficient public open space by approximately 0.5 acres and there
IS no indication of the provision of play equipment.

There appears to be insufficient car parking provision, with what
appears to be one space per dwelling.

They object to the construction of the access road which is shown to
have been moved closer to their boundary at no. 1 Sarn Fan. The
road has a design showing a sloping batter against a neighbouring
property. Concerns are expressed about how this will affect the
structure of their property’s walls with regard to drainage and damp.
They also want to know who would be responsible for this area from
a security and safety/environmental aspect. How would they
maintain their south facing walls, windows and fences? The close
proximity of the access road to their property would increase the
noise, disturbance and pollution experienced by their property from
traffic, which would be again further exacerbated by the proposed
location of traffic lights to the front and side of their property. They
would no longer be able to open their bedroom windows. Would
vehicles on the access road and main road be able to look into their
bedroom?

The original proposal showed a 1.8m high boundary fence above the
pavement level, but on this proposal it has been decreased down to
1.2m in height, which the applicants claim would give them privacy
from passing cars, but they do not believe that it would give them
privacy from pedestrians, especially adjacent to their patio.

The proposal shows the land beyond chainage 45 to be raised to
accommodate the proposed new houses, how would this effect the
drainage in their garden. The elevated proposed dwellings would
also compromise their privacy further.

The proposed increase in ground levels are based on a gradient of
1:8.5, the introduction of a 10m shelf (a 10m length of access at a
lesser gradient) or a reduction in the proposed gradient of the access
would result in significant increase in the levels of the proposed
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road/pavement relative to the floor levels and ground levels of the
adjacent dwellings.

The applicants have stated that they will divert the existing 11Kv
electricity cables that are buried under the existing access track as
well as relocating the transformer that it is connected to, but have not
provided any details of where or how this would be done. They state
that the applicant has also failed to explain what they will be doing
about the 415v electricity supply that runs through the track to
provide electricity to the dwellings in Sarn Fan. Would these be
relocated closer to the existing dwellings?

The developers have stated that the existing open surface water drain
that runs along the existing access track would be incorporated into
their new sewer. The open drain takes the water that runs down off
the mountain, through an existing drain that passes to the side of the
pedestrian steps, then it passes under the A48 and entering the
application site. The neighbours state that during periods of heavy
rain it is possible to hear rocks passing through the drain. Currently
they are then just deposited on the current access track, but would
this be a problem for the proposed drainage system. During heavy
periods of rain the water cascades down the steps and over the A48,
then down the lane. Therefore the new proposed access would act
like a chute to propel water down into the new estate, in the winter
the water would freeze. What protection would the fence give their
property from vehicles on the road during icy conditions?

The access arrangements are unusual and the zig-zag pedestrian
access would cause serious safety issues for older people, children,
parents with prams and any wheelchair occupants trying to use this
route. Paths should be designed to be accessible to people with
limited mobility and to those with sensory impairments. Suitable
lighting and drainage systems are necessary but are not on the
current plans. There is no reference made to the steepness of the hill
to access the site in inclement conditions like snow and ice or even
brake failure. Pedestrians would walk in the carriageway instead.
There is also no provision of a cycle track. There is also concern that
the open area of land for the zig-zag footpath would become a
meeting place for youths and potential anti-social behaviour.

The houses would have substandard front gardens and are almost
entirely accessed off the pavement they do not believe that these
properties would sell. The proposed properties which face each
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other would have insufficient distance to ensure privacy. There is a
high proportion of 2 bedroom dwellings and in their experience these
do not sell. There is no indication of affordable housing provision.

What measures will be implemented on site to prevent heave or
slump of the adjoining land due to the proposed earth works? There
are no details of what or where imported fill material will be or
measures that will be implemented to prevent contaminated fill being
brought in.  Will the change in levels on site result in further
overlooking of their properties. The developers state that some of
the houses would have raft foundations, when some of the houses on
the Paddle Homes Site needed pilling. How would the motorway be
protected from the embankment caused by the fill operation? Will
piling be used to stabilise the bank? Ground disturbance would put
them at risk from the contamination on site.

The submitted plan shows two possible access points, one of which
will be via the adjacent development, but they have not been served
notice under certificate B. They would not wish to see this
development joined to the adjacent development. They will not be
building out the rest of their site unless an agreement is reached with
the project team.

They ask the question are the planners favouring this application
because the Local Authority has a substantial interest in the site and
no doubt a sale price has been agreed by the two parties. The
development is opposed on the grounds that the people of the county
will not get a fair market value for the land if sold. The site should
be sold by public auction.

The development seeks permission for only 70 dwellings not the
described 78. Also deeds to this land refers to the land as nurseries
not as scrub land as mentioned on the developers application form.
Have they obtained the correct manner for change of use from
agricultural and is there formal confirmation available for review?

The demolition of no.141 Dinas Baglan Road may be to the
detriment of no.139 Dinas Baglan Road (which is the adjoining
semi-detached dwelling).

No details of design, appearance and materials are available for
comments at this point.
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The errors in the application are an indication of the methods that
would be used if they acquire planning permission, as well as their
lack of consideration for the existing residents of the area. The
submitted drawings are not very clear, so they are unable to see
whether the houses would overlook their property.

It will result in the loss of the existing telephone box.

The ground level of the dwelling at Stycyllwen Farmhouse is
approximately 1.5m lower than the ground level of the application
site, with an earth bund and a fence erected along the top that
separates them from the development site, they are concerned about
the land levels on the site.

The site is not suitable for housing due to its proximity to the
motorway. TANL11 relates to noise sensitive sites, and the site would
be category C or D, as it is so close to the motorway. The
applicant’s surveys and information in this regard should be strongly
scrutinised and challenged. The banking and wooden fencing is
insufficient to block the noise. The references to triple glazing,
sound proof bricks and roof tiles would put the cost of these houses
out of the reach of the average buyer and that the noise level would
be harmful to any future occupiers of the site.

A local resident is of the opinion that the proposed development
would contravene an agreement between Roger Kirril Bellingham
and The Mayor Alderman and Burgesses of the Borough of Port
Talbot which conveys rights of access over the land.

A proposal that the dwellings along lower Dinas Baglan Road could
have their bins collected from the proposed access road to the rear of
their dwelling would be unacceptable, as they have very long,
sloping gardens over which they would have to carry all their various
bins.

Due to the increase in congestion to the front of their property they
would formally request a reduction in their Council tax.

Concerned that the existing houses behind the Pentwyn Estate suffer
from regular flooding and they can’t see why these houses would be
any different.



(43) Dangers also exist where an up and over door of the garage at No. 90
protrudes out where there is no walkway.

(44) No gate existed at the access to the site until about a year prior to the
first application.

(45) Why is this application now being rushed through by the Council
without giving residents time to look into the way this is being
carried out?

(46) This parcel of land is not in the current LDP and he believes the
developer did not follow up on the applications at the hearings. The
Inspector’s notes on the hearings are not currently available. He
does not believe that the site should be treated as a windfall site, as it
is excluded from the LDP by the developer’s inactions.

(47) The continuation of repeated applications causes much upset to the
local residents and needs to come to an end, as they have caused
severe worry to the occupants of the various properties which are
involved in the dangers inherent in such proposals.

Description of Site and its Surroundings:

The application site covers an area of approximately 2.43 hectares and is
currently overgrown scrub land, part of which was formerly used for
horticultural purposes.

The main body of the site is located on a long linear portion of land to the rear
of 85-141 Dinas Baglan Road and 1-63 Sarn Fan Baglan Road and the
properties accessed of Stycyll-wen Lane, which are located along the north
eastern boundary of the application site. Directly to the north and along
approximately 300m of the north western boundary of the application site is the
Paddle Homes - Rowantree Avenue residential development. The western and
south western boundaries adjoin the M4 junction 41 slip roads, while further to
the west are the M4 itself, the main line railway and the Baglan Industrial
Estate. The southern boundary of the site adjoins the side boundary of the rear
garden area of number 83 Dinas Baglan Road. The dwellings along the section
of Dinas Baglan Road that back onto the eastern boundary of the site are
accessed off a narrow, lower section of the Dinas Baglan Road, which is
predominately a private way.



The application site also incorporates one half of the adjacent semi-detached
dwelling — no. 141 Dinas Baglan Road - while the applicants have indicated
that no. 1 Sarn Fan is now also within their control (outlined in blue on the
location plan).

This part of Baglan is an established residential area where the dwellings are
predominately two storey, semi-detached and detached houses, although there
are also a few bungalows, all set within substantial gardens. The majority of
the dwellings have been extended or modified in some way with single storey
and two storey side and rear extensions, as well as terraced patios and raised
decking.

The main body of the application site follows the general topography of the
area and slopes down in an approximate east to west direction. The site levels
currently drop from a height of 12.42m AQOD in the north eastern corner of the
site, to 7.07/m AOD in the north western corner, over a distance of
approximately 45m, while in the southern portion of the site, the south eastern
corner has a ground level of 13.98m AOD at the base of a 1m high bank that is
located along this boundary, sloping down to 10.64m AOD at the south
western corner with the slip road. This is a difference of 3.34m over a distance
of 31.5m.

The site is currently accessed via a very steep sloping, unmade track that passes
between numbers 141 Dinas Baglan Road and 1 Sarn Fan, with an approximate
width between these boundaries of 5m at the eastern end with Dinas Baglan
Road and 6.5m at the western end of 1 Sarn Fan’s rear boundary line. An
existing open surface water drain passes along the southern side of the access
track adjacent to the boundary with 141 Dinas Baglan Road. The drain
connects via a culvert that crosses Dinas Baglan Road and to a similar open
drain that runs along the side of a steep set of steps that forms part of a public
right of way. There are physical signs on site that the drain is currently
inadequate and that water has been running over the track’s surface and that a
degree of erosion has occurred. The existing gradient of the track slopes down
from a ground level of 21m AOD where it adjoins the lower section of Dinas
Baglan Road to 13.49m AOD where it adjoins the main part of the site adjacent
to the rear boundary of 1 Sarn Fan.

Brief description of proposal:

The proposed application seeks outline planning permission for the
construction of up to 78 dwellings with the means of access to be agreed. All
other matters (appearance, landscaping, layout and scale) remain reserved for
determination at a later date via separate reserved matters applications.



In line with the outline planning permission procedures, the applicants have
submitted a site layout that shows one possible layout option that the proposed
development could take for the 78 proposed dwellings, together with the details
of the proposed access to the site and existing and proposed sections through
the development area. The applicant has also proposed the maximum and
minimum parameters for the proposed development as follows:

House Type L(zrrl]g)th Br(er?]()jth tI(_)Ierli%gte
(m)
2 bed houses = 45 units I\I\/I/Iéi 7?5 2 85.35
3 bed houses = 28 units II\\/I/I:ai 8?5 5?8 82.35
4 bed houses = 5 units II\\A/I;EL ; 190 82.35

The submitted Design and Access Statement states that the proposed
development would be made up of two and two and a half storey dwellings of
2, 3 and 4 bedroom properties, creating a total of 78 dwellings. This would
equate to a development density of approximately 32 dwellings per hectare
with a housing mix as specified above.

Access into the site will be directly off Dinas Baglan Road where there is an
existing unmade access track. A new traffic controlled junction will be
installed within which there will be a loop system which will control the
operation of the lights. Access off this controlled junction into the site will be
created through the widening of the existing unmade track which will also
require the demolition of number 141 Dinas Baglan Road, which is one of a
pair of semi-detached dwellings. The access road will extend to a width of
5.5m and will also incorporate footways on either side. This access road and
footways will incorporate a gradient of 1 in 8.5m . In addition to the footpath
which abuts the highway on the western side of the access road, it is also
proposed to incorporate an additional footway which will be zigzagged in
design to enable for the provision of 1 in 12 m gradient. The proposed
pedestrian and vehicular access would take up the width of the land from the
side boundary of 1 Sarn Fan, the current access track area and what is currently
141 Dinas Baglan Road, up to what would become the side elevation of the
remaining dwelling 139 Dinas Baglan Road.



The proposed illustrative layout plan shows that once the access road meets the
main body of the development site, it would divide in two branches. One
branch of the estate road would extend in a north westerly direction with
proposed dwellings located along both sides of most of the proposed estate
road. Due to the linear shape of the site the estate road is shown to be fairly
straight, but attempts have been made to vary its alignment and the resultant
layout of the dwellings along it. As a result this branch of the road is shown to
pass through more open ‘square’ spaces, before terminating with a further such
‘square’. Five dwellings are shown to extend beyond this space, which would
be accessed off a private shared drive and would be largely excluded from the
vista that the main development would create.

The other branch of the estate road would extend in a south easterly direction
from the site entrance, with dwellings located on only the south western side of
the road. Again the road is shown to have a degree of variance in its
alignment, with the proposed layout of the dwellings attempting to emphasise
this variation. The road is shown to again terminate at a point where there is a
wider expanse of shared surface which would provide access to the last 6 plots
of the development. These dwellings are shown to be sited at a 90 degree
angle to the rest of the dwellings along this road and would face north and
south onto the proposed open space.

The development would include 0.06ha of public open space, which is
illustrated to be located at the termination of the main entrance road at the point
where the road branches into two (such matters being addressed later in this
report). The illustrative layout plan also shows a long narrow parcel of land
with a length of approximately 280m and a maximum depth at its centre of
approximately 9m, which then tapers away at both ends. This area has been set
aside as a reptile habitat area and would be enclosed by a 1.8m high fence to
prevent access from the dwelling which would back onto the area.

Material Considerations:

The main issues in the consideration of the proposed development relate to the
principle of the residential redevelopment of the site; the impact upon the
character and appearance of the surrounding area; the impact upon the
residential amenity of the occupiers of the adjacent dwellings; the amenity of
the future occupiers of the proposed dwellings; the impact upon the highway
and pedestrian safety of the existing road network; the provision of affordable
housing and public open space; the impact upon the existing landscaping and
ecology on site, the impact upon flood risk and drainage and the impact upon
contaminated land having regard to National and local Planning policies and
guidance.



EIA Screening and Appropriate Assessment

The application site exceeds the Schedule 2, column 2 threshold for
development of this type as outlined within the Environmental Impact
Assessment Regulations. As such the application has been screened in
accordance with the requirements of Schedule 3 of the Regulations. The
findings of the screening report were that the scale and nature of the potential
Impacts associated with the development both alone and in combination with
other developments within the area would not be of a type that would require
the carrying out of an Environmental Impact Assessment or the subsequent
submission of an Environment Statement in support of the application.

The proposed development is not located within a zone of influence for any
SAC, CSAC or Ramsar sites and as such it is considered that an Appropriate
Assessment as set down within the Conservation of Habitats and Species
Regulations 2010 is not required.

Policy Context

The Development Plan for the area comprises the Neath Port Talbot Unitary
Development Plan within which the following Policies are of relevance:

GC1: New Buildings/Structures and Change of Use.
ENVS5: Nature Conservation.

ENV11: Proposals in Areas of Flood Risk.

ENV16: Contaminated Land.

ENV17: Design.

ENV29: Environmental Quality and Amenity.

H2: Housing Density.

Ha3: Infill and Windfall Development within Settlements.
H4. Affordable Housing.

T1: Location, Layout and Accessibility of New Proposals.
T11: Traffic Management.

T12: Footpaths, Cycleways, and Bridleways.

RO3: Provision of Open Space to serve New Residential Developments.



Principle of Residential development

The application site is located within the settlement limits as identified by the
Neath Port Talbot Unitary Development Plan, wherein the principle of
residential development is acceptable, subject to the impacts of the
development being considered acceptable in accordance with Policy H3 and
the requirements of the other policies within the UDP.

Historically part of the site was used as a horticultural Nursery Garden
(P1983/4368), however there are no visual signs of this use remaining on site
and the land could be described as having returned to nature. Nevertheless the
loss of the former lawful use of the land as a horticultural nursery would not be
contrary to policy and the impacts associated with the redevelopment of the site
for its proposed use for residential development are assessed within this report.

Visual Amenity:

The proposed application seeks outline planning permission with only means
of access to be determined at this stage. As a result, with the exception of the
details associated with the proposed access, the remainder of the submitted
plans showing a proposed layout are for illustrative purposes only. As it is an
outline application, details relating to the layout, design of the dwellings, scale
and landscaping have not yet been submitted and would have to be the subject
of separate reserved matters applications in the event that outline planning
permission is granted.

The proposed means of access would require a number of alterations to the
existing road junction with Sarn Fan and the upper and lower sections of Dinas
Baglan Roads. These alterations include the installation of a set of traffic lights
to control the vehicle movements along the Dinas Baglan Road (A48) and
vehicles moving from and to the lower Dinas Baglan Road and the new access
that would serve the application site; the removal of the existing telephone box
and part of the wall between the Dinas Baglan Roads together with the
demolition of number 141 Dinas Baglan Road to provide pedestrian access to
the site.

A loop system is proposed within the controlled junction to enable the
occupiers of existing properties who currently access Dinas Baglan Road at a
point which corresponds to the new controlled junction, the ability to continue
to access and egress the road in a safe manner. (This would be controlled by a
Section 278 agreement between the applicants and the Highway Authority).



Demolition of no. 141 Dinas Baglan Road

The proposed demolition of the existing dwelling at 141 Dinas Baglan Road,
which is a two storey, semi-detached dwelling forms part of the current
application. As such, the principle of the demolition of this dwelling must be
considered at this stage of the planning process.

As a consequence of the demolition, no. 139 Dinas Baglan Road, the existing
adjoining dwelling house would become a detached dwelling. As stated above,
there are currently a variety of house types and designs within the Dinas
Baglan and Sarn Fan Road area, including both detached and semi-detached
properties. It is therefore considered that the demolition of number 141 Dinas
Baglan Road, subject to the use of an appropriate finish to the exposed side
elevation of the retained dwelling and acceptable details of the proposed
demolition methodology, would cause no significant adverse impact upon the
character or appearance of the surrounding area. Full details of the proposed
demolition and reinstatement of the side elevation of number 139 can be
secured through the imposition of a condition that would require the
submission of a Demolition Methodology Strategy at the reserved matters
stage.

Impact of New Access Arrangements and proposed Changes in levels

While the proposed development seeks outline permission, with all matters
excluding means of access being reserved for determination at a later stage, the
principle of the proposed ground works required to raise the existing ground
level along the length of the track must be considered at this stage.

Over recent years, it has become established within the authority that for
developments of this size an acceptable maximum gradient for an access road
should not exceed 1 in 8.5m. Hence, given the known ground levels of the
existing track and wider application site area, as well as the ground level at the
proposed point of access onto Dinas Baglan Road, it will be necessary to
increase the ground levels along the access road to achieve the required
maximum gradient along its length.

The applicant has submitted details of the existing ground levels together with
their proposed scheme for the construction of the new access road. The
existing survey shows that the levels across the existing access track vary
significantly along its length. At a point adjacent to the side boundary of the
front garden serving Nol Sarn Fan the existing access track and drainage ditch
are approximately 1m below the level of the front garden, while it is reasonably
level with the front garden of No 139 Dinas Baglan Road. However as you



progress in a westerly direction the level of the drainage ditch and access track,
due to a combination of natural topography and erosion of the ground, drops to
a depth of 1.91m below the level of the rear most point of the rear garden
serving No 1 Sarn fan, but still remains level with the rearmost part of the rear
garden to No 139 Dinas Baglan Road.

The proposed development will require the importation of material to increase
the level of the access track. This imported material will be required to address
the erosion that has taken place plus additional material to further increase the
levels in order to create an appropriate gradient for the road. For instance at
chainage points mentioned above the proposed new road would require:-

e The access road where it adjoins the front boundary wall of 139 Dinas
Baglan Road (chainage 10.00) virtually no depth of fill material will be
required when compared with the adjacent ground levels. (It is
acknowledged that the eroded drainage channel will require infilling
with material)

e The access road where it lines up with the front elevation of No 1 Sarn
Fan (Chainage point 15.00) would be raised approximately 0.67m
above the existing ground level and 0.44m above the slab level of 1
Sarn Fan and 1.16m above the base of the garden wall associated with
139 Dinas Baglan Road.

e The access road where it lines up with the rear patio of 1 Sarn Fan
(chainage point 25.00) would be 0.6m below the level of the rear raised
patio and approximately 1.28m above the existing ground level on
which it is built. The road will also be 0.9m above the finished floor
level of 139 Dinas Baglan Road, albeit there is a separation distance of
approximately 14m between the edge of the carriageway and the side
boundary of the property.

e The access road where it runs adjacent to the bottom of the rear garden
of 1 Sarn Fan, and approximately 10m short of the bottom of the rear
garden of No 139, (chainage 40.00), due to the natural fall in the land
and the need to achieve an acceptable gradient for the proposed road, it
would be approximately 1.95m above the levels of the adjacent
gardens. It should be noted however that there is a separation distance
of 3m between the edge of the carriageway and the side boundary of
Nol Sarn Fan and 12m to the boundary of 139 Dinas Baglan Road.

Beyond the rear garden serving 139 Dinas Baglan Road (chainage 55.00) the
access road branches off in a northern and southern direction. The southern
branch which extends to the rear of Dinas Baglan Road will be at a level
comparable with the rear gardens of those properties. Turning to the northern
branch which extends to the rear of Sarn Fan, the proposed road and adjoining



development land will be sited at grade with the rear gardens where it initially
branches off and from here it will drop to a point 5m below the existing garden
levels and 4 m below the garden levels at its most northerly point.

It is notable that, at a gradient of 1 in 8.5m, the new access would have a
gradient too steep for the provision of a footway that would comply with the
Inclusive Mobility document of the Disability Discrimination Act 2005. As a
consequence, the authority require the developer to provide a footway access
that would achieve a maximum pedestrian gradient not exceeding 1 in 12m,
while also creating a safe and inclusive environment. In response, the
submitted scheme shows the demolition of no. 141 Dinas Baglan Road and the
formation within the area adjacent to the new access of a new pedestrian ‘zig-
zag’ routed access way which will achieve this standard.

However, the proposed footway as shown would result in the formation of an
elongated pedestrian route that crosses and re-crosses back on itself forming its
zig-zag route. In this respect it is considered that this unconventional and
lengthy design may not encourage all pedestrians to use it. The applicants
have, however, also included a steeper footway directly adjacent to the
roadway for those people who are able and who wish to use a more direct
route.

Further to this, to meet the required gradient and in part in an attempt to limit
the potential impact of the proposed raised pedestrian footway upon the
residential amenities of the occupiers of 139 Dinas Baglan Road, the pedestrian
path would at certain locations be sited 1m lower than the proposed access
road. Landscaped banks and planting could be introduced along the length of
this footpath and the elevated road to soften their appearance and address the
engineered solution which is proposed. However where the footpath is directly
adjacent to the road the change in levels would require a retaining wall to
support the road, above which a safety rail will be required.

Rather than the 1.2m high timber fence proposed by the applicants, it is
considered that this safety treatment should be a metal railing which allows
views through thus securing improved natural surveillance of the footpath area,
as well as a more open and attractive appearance for the entrance to the
development. This is also true for the 1.2m high continuous close board fence
proposed to be located along the northern length of the access road. A wooden
fence would provide little protection from traffic and would require regular
maintenance to ensure its function as a screen to the private garden areas is
retained. A more appropriate form of treatment at this location would be a
brick or stone wall. Details of both means of enclosure and landscaping can be
secured by condition.



Having regard to the above, and turning to the visual impact of the proposed
access and junction onto the existing A48 and Lower Dinas Baglan Road
junction, it is acknowledged that the works would result in a change to the
appearance of the immediate area. However the appearance of such proposed
works within an established residential area along an ‘A’ classified road would
not appear out of keeping with the character and appearance of the streetscene,
especially given that there is an existing residential development to the
immediate north of the site.

Turning to the impact when viewed from the M4 and its associated slip roads,
the site currently slopes up and away from the slip roads and is covered with
vegetation. The development of this site will result in a change in levels which
will necessitate the construction of retaining walls where the site abuts the slip
road to a height in the region of 6 metres, above which will be close boarded
fences. This characteristic is not unusual along the length of the M4, which has
a particularly engineered appearance within the Port Talbot area and as such it
IS not considered that it will adversely affect the visual amenity of the site
when viewed from the west. Further retaining works will also be required
within the site, albeit these may be in the form of embankments rather than
walls, nevertheless these will be screened from views to the west by the houses
proposed within the site itself.

In concluding on visual amenity, whilst it is acknowledged that there will be a
change in character on the site from an area of open ground to an engineered
residential development, which will involve a significant amount of cut and fill
operations, it will not adversely affect the character and appearance of the
surrounding area which itself is characterised mainly by residential
development and the slip road to the M4. This will however be subject to
acceptable reserved matters applications and conditions providing for the use
of high quality surface materials, enclosures and landscaping. Details
associated with the levels of the residential properties and the associated
curtilages at reserved matters stage will also require careful consideration.

Potential Layout and form of Development

The narrow linear nature and length of the application site does not lend itself
ideally to the formation of a development that could easily create interest
within the streetscene or an overriding sense of place. The proposed
illustrative layout plan, however, has sought wherever possible to break up the
linear line of the estate road, and to create features of interest to terminate
vistas. To help emphasise these vistas and ‘squares’, the proposed dwellings
are shown to follow the line of the proposed estate road closely.



This layout is considered to demonstrate that, with careful attention to detail
and a commitment to follow the principles embodied within Manual for Streets
(along with careful attention to site levels), it would be possible for a reserved
matters submission to design an attractive layout that with the use of vistas and
design features creates interest and character within a narrow linear site. In this
respect, it is noted that the illustrative layout arguably works better within the
northern portion of the site where there are two rows of dwellings to enclose
the road and create features, but the use of a reversed crescent and projecting
dwellings within the southern section also helps to create interest within the
row of proposed dwellings.

It is also noted that the submitted sections through the proposed development
show that the garden areas for the proposed dwellings are largely flat. While it
is understood that level garden areas are desirable for future occupiers, this is
not a necessity and that some terracing of garden areas can create attractive and
useable amenity areas, while helping to ensure that all retaining works on site
are kept to a minimum thereby reducing their impact upon the character and
appearance of the surrounding area.

Nevertheless, it should be noted that this is just an illustrative layout and is not
necessarily the proposed layout that would be submitted at reserved matters
stage.

Similarly, due to the outline nature of the application and illustrative layout
plan it is not possible at this stage to carry out a detailed assessment of
adequacy of the proposed car parking provision to ensure that all of the houses
are shown to have the required number of parking spaces, however the
illustrative layout suggest that garden areas would be sufficient on a site of this
size for the majority of the dwellings and there appears to be sufficient space
within the site to accommodate further car parking spaces if needed, without
compromising the overall design and appearance of the development.

The developers would also have to demonstrate at the reserved matters stage
that sufficient natural surveillance of communal car parking courtyards could
be created to ensure appropriate levels of community safety can be achieved, as
well as developing an appropriate hard and soft landscaping scheme for the
development to soften where possible the enclosed nature of the development.

Having regard to the above it is concluded that, while the development would
result in changes in levels over parts of the site, significant changes to the
access to the site and a material change to the character of the area when
viewed either from the rear of properties on Sarn Fan and Dinas Baglan Road,



or from the M4 slip road/ approaches, provided the reserved matters
submissions pay careful attention to detail, there is no reason why an
acceptable detailed scheme could not be designed which would adequately
protect local character and visual amenity. In this regard it is also noted that the
development would also effectively form a continuation of built development
from the adjacent Rowantree Avenue development.

Accordingly the proposal would comply generally with the objectives of
Policies H3, GC1, and T1 of the adopted Neath Port Talbot Unitary
Development Plan.

Residential Amenity:

The closest adjacent dwellings to the proposed access road would be numbers 1
Sarn Fan and 139 Dinas Baglan Road (as no. 141 Dinas Baglan Road is
proposed for demolition as part of the development). While the application
seeks outline permission with only means of access to be agreed at this stage,
due to the existing ground levels along the existing track and the required
maximum gradient of any access road that would connect to the point of
access, any redevelopment of the site would require ground levels along the
access road to be increased in height (as indicated earlier in this report).

The required raising of ground levels would vary across the length of the
proposed access road, and the submitted sections through the site show that the
level of the road when it reaches the south western corner of the rear garden
area of 1 Sarn Fan would be approximately 1.95m higher than the ground level
of the gardens of both these dwellings. At this point the proposed roadway is
shown to be located only 2.2m from the side boundary fence of the rear garden
area of 1 Sarn Fan and 9.6m from 139 Dinas Baglan Road. The applicants
have shown that a 1.2m high close boarded fence could be located along the
back edge of the highway verge, although it was indicated earlier in this report
that for visual amenity reasons a wall would be preferable over a fence. They
have also provided sight line information for cars and 4x4s that show that the
height of this barrier would be sufficient to ensure that there would be no
unacceptable overlooking from these vehicles while travelling along the access
or waiting at the traffic lights.

While higher vehicles may be afforded views into the rear garden area of 1
Sarn Fan, it is considered that there would be fewer occurrences of these
vehicles using the access road. A higher screen of 1.8m erected along the
southern edge of the raised patio would also help to screen this private amenity
area from overlooking, and the applicants have indicated that this property is
now also within their control and is outlined in blue on the application location



plan. A condition is therefore recommended to require the developer to
provide this screen. The location of the zig-zag pedestrian footway between
the access road and 139 Dinas Baglan Road would be sufficient to ensure that
higher vehicles would be unable to overlook this property.

As stated above, the developers have in part attempted to limit the potential
impact of the proposed raised zig-zag pedestrian footway area upon the
amenity of residents within No. 139 Dinas Baglan Road, by reducing the level
of the proposed footway in relation to the roadway. However, the rearmost
part of the existing rear garden level of no. 139 Dinas Baglan Road (chainage
45.00) is shown to be 14.26m AOD, while the proposed footway is shown to
have a ground level of 15.92m AOD, which is a difference of 1.66m, at a
distance of 6.4m from the boundary. The proposed road at this location will be
sited 2.79m above the garden, however there is a separation distance of
approximately 11m between the carriageway and the boundary of the garden.
While the changes in ground level would potentially allow views from both the
road way and the pedestrian access into the rear garden area of 139 Dinas
Baglan Road, it is considered that the erection of suitably robust boundary
treatment in this area, a brick or stone wall in keeping with the screening wall
along the northern side of the access road together with the distances between
the road and footpath and the dwelling would be sufficient to ensure that there
would be no unacceptable loss of privacy. The use of a unifying boundary
treatment for both this and the screening wall to the north edge of the access
road would also help to reinforce a sense of place at the entrance to the
development. Such means of enclosure can be secured by condition.

As such, it is considered that the proposed development of the access road,
subject to the imposition of suitably worded conditions to control the provision
of appropriate screening, would not have a significant detrimental impact upon
the residential amenity of the occupiers of the adjacent dwellings, to such a
degree as to warrant a reason for refusal on this ground.

In terms of the impact of the new dwellings on the amenity of existing
residential properties, the actual design or siting of the proposed dwellings is
not currently known at this stage. Nevertheless, the illustrative layout plan
shows that the proposed dwellings could be sited in such a position to ensure
that a minimum distance of approximately 22m could be achieved between the
rear elevation of the existing dwellings along the lower section of Dinas Baglan
Road and the proposed dwellings within the southern portion of the
development. This is with the exception of 83 Dinas Baglan Road, which is a
detached dwelling whose side boundary adjoins the application site’s southern
boundary. The south western corner of the dwelling is the closest point to the
application site at a distance of 6m and is shown to be located 16m from the



closest point of the nearest dwelling on the illustrative layout plan. The
proposed dwelling on plot 76 is shown to back onto the flank boundary of
number 83 together with plots 77 and 78. There are no sections that show the
change in levels between the application site and number 83, but the existing
ground survey shows that a number of trees and hedging grow along the
boundary together with a bank that is approximately 1m high. Due to the
outline nature of the application, the proposed layout plan is only illustrative.
However a condition could be imposed which would ensure that a minimum
distance of 10.5m is retained between the rear elevations of the dwellings
located adjacent to this boundary. This distance would be sufficient together
with appropriate boundary treatment to ensure that there would be no loss of
privacy to the occupiers of the existing dwelling.

Along the northern portion of the development site a minimum distance of 28m
is shown to be retained between the existing dwellings along Sarn Fan and the
proposed dwellings. The Illustrative layout plan also details the submitted
maximum and minimum parameters for the development, together with the
illustrative ground levels. The submitted details state that the maximum height
of the proposed dwellings would be 8.5m to the ridge, it is considered that the
distances between the existing and proposed dwellings together with the
change in ground levels across the site would ensure that the proposed
dwellings could be sited without having a detrimental impact upon the
residential amenity of the occupiers of the existing dwellings.

Residential Amenity of Proposed Dwellings

Again, as the application seeks outline permission with all matters other than
means of access reserved for determination at a later date, it is not possible to
consider the details of individual dwellings including window positions and
garden sizes at this stage. However, the illustrative plan shows that a suitable
layout of dwellings could be achieved with adequate amenity areas.

Noise Impacts

The application site occupies land which runs immediately alongside the M4
slip road (and next to the highway bridge for the off slip) and close to the main
railway line. Accordingly, noise is a material consideration for development of
noise-sensitive residential dwellings, and it is known that the site experiences
relatively high levels of noise from these nearby sources.

Accordingly, the applicant submitted a revised predicted Environmental Noise
Assessment (2064/ENS1_rev 5 dated 28 June 2012), from which it is identified
that the site falls within Noise Exposure Category (NEC) C as defined in



Technical Advice Note 11 (TAN 11), wherein TAN 11 states “Planning
permission should not normally be granted. Where it is considered that
permission should be given, for example, because there are no alternative
quieter sites available, conditions should be imposed to ensure a commensurate
level of protection against noise”.

In considering noise-sensitive development, para 10 of TAN 11 further states
that “Local Planning Authorities should consider whether proposals for new
noise-sensitive development would be incompatible with existing activities,
taking into account the likely level of noise exposure at the time of the
application and any increase that may reasonably be expected in the
foreseeable future. Such development should not normally be permitted in
areas which are, or are expected to become, subject to unacceptably high levels
of noise and should not normally be permitted where high levels of noise will
continue throughout the night”.

Notwithstanding the above, residential development is possible within category
C sites, with TAN 11 (A4) noting that “the planning system can be used to
impose conditions to protect incoming residential development from an
existing noise source”.  Furthermore it is reasonable to consider that
prospective occupiers of the dwellings would be fully aware of the site’s
context when deciding whether to occupy the dwellings, and whether they are
prepared to accept a degree of noise and disturbance.

In this regard, the noise submissions indicate that all proposed dwellinghouses
would be able to achieve a predicted noise level within the dwellings of below
40dBA Leq 16 hours (free field). The document also shows that the majority
of the gardens associated with the proposed dwellings as shown on the
illustrative layout plan which back onto the slip road areas (the western
boundary of the site) would achieve predicted noise levels of between 60 and
65dBA Leq 16 hours (free field). This predicted level is significantly higher
than the 55dBA Leq 16 hours (free field) level that the Authority would expect
to see achieved on new dwellings. Nevertheless the application seeks outline
permission only with the proposed layout plan being for illustrative purposes
only. This elevated noise level can be mitigated at reserved matters stage
through careful design of the dwellings and the use of acoustic measures. The
Head of Business Strategy and Public Protection has indicated that conditions
can be imposed to secure the submission of survey evidence to support their
reserved matters application which would demonstrate that each individual
dwelling and associated garden area could achieve the acceptable noise levels.



Accordingly, it is concluded on balance that, through conditions and
appropriate assessment at reserved matters stage, the site can be developed in a
manner which would not cause unacceptable harm to the amenities of new
residents, having regard also to the identified need for new housing.

Highway Safety (e.g. Parking and Access):

While the application seeks outline permission the applicant has indicated that
the details of means of access to the site are submitted for determination at this
stage (as described and considered above under visual amenity).

The means of access normally only considers the point of access that is
proposed to the development site itself, but not details of the location or design
of the subsequent estate roads together with their potential impact upon the
highway and pedestrian safety of the existing road network. However in this
particular case, due to the existing ground levels of the location of the access
track, together with the required gradient that would have to be achieved over
this area, it was considered appropriate for the determination of the application
to also consider the impacts associated with this part of the application site.

The applicants have as part of their formal submission provided a transport
assessment which considers the capacity of the existing highway network, the
traffic generation from the development, the suitability of the existing network
to accommodate this traffic, including consideration of the intermittent closure
of the M4 J41 on-slip road, and justification for the requirement for signals to
give access to the site itself and works to the public highway which would be
required to facilitate the development.

The Head of Engineering and Transport (Highways) has considered these
details together with subsequent revisions that have been submitted following
lengthy and detailed negotiations with the developers, and has stated that there
IS no objection to the development subject to the imposition of a number of
detailed conditions including: - implementation of a suitably designed
signalised junction with associated tactile paving, light controlled pedestrian
crossings, lining and signage; full details of works identified as necessary
within the Stage 2 Road Safety Audit; appropriate traffic regulation orders;
details of the replacement of a section of parapet wall between Dinas Baglan
Road and Lower Dinas Baglan Road with visi rail; a detailed strategy for the
method of existing dwellings to control the lights to allow them to enter and
leave their driveways; a detailed scheme for the replacement of the existing
culverting of the water course from the mountain across the A48; full details of
the fill material and road construction details; full details of any retaining



works or structures and the provision of an appropriate Construction Method
Statement.

The need for a second vehicular and pedestrian access to be created linking the
development with the adjacent (incomplete) ‘Paddle Homes’ development at
Rowantree Avenue has also been suggested as being desirable by the highways
officer to improve connectivity of the site to the wider area and to local
facilities in accordance with the aspirations outlined within the document
entitled ‘Manual for Streets’. Such a link — while acknowledged by the
Highway officer as not being strictly essential in highway safety terms - has
clear benefits in facilitating easier access for residents to local facilities as well
as potentially reducing the number of vehicles needing to use the signal access
to the development, reducing the trigger of the signals for traffic on the A48.

In regard to pedestrian and vehicle permeability, while it is acknowledged that
the applicants have shown on their illustrative layout plan that it would be
possible to construct the development to provide a road and pedestrian
connection to link the proposed development site to the existing development
at Rowantree Avenue, a condition is recommended that requires the reserved
matters submissions to ensure that such vehicular and pedestrian access is
facilitated through the final design (in other words that appropriate pedestrian
and vehicle access is afforded right up to the site boundary) and provided to
surface course level as part of this approval. The LPA will then seek to secure
such access in future through the remaining part of the adjoining development.

In terms of the access arrangements for existing dwellings onto the new
signalised controlled junction, concerns have been expressed by local residents
about the safety of such access. In considering this point, the highway officer
advises that a loop system is likely to be required to operate the signals for No.
2 Sarn Fan Baglan Road as the access to the dwelling is at an angle and comes
into the middle of the junction. No 1 Sarn Fan Baglan Road, however, would
not require this as it has adequate visibility and a turning facility within its
curtilage which allows it to exit in a forward gear and see the secondary signal
head advising it of the sequence of the signals. No. 94 Dinas Baglan Road
when exiting its garage would be able to see the signal head of the secondary
signals which will advise it of the sequence of the signals. It has been
suggested by residents that a ‘loop’ should be installed for every house sited
near to the signals. However this was not considered to be appropriate by the
telematics engineer as there is on street parking within this area, and parked
vehicles over the loops will interfere with the operation of the traffic lights to
the detriment of the safe and efficient flow of traffic. It would also give a false
sense of security to residents exiting their drive which could in turn create a



highway safety issue. Having regard to the above, it is considered that such
matters can be appropriately covered by condition.

It is noted that the Highway Officer also recommended the imposition of a
condition to require the applicants to replace the current ‘up and over’ garage
doors on the garages of 90 and 92 Dinas Baglan Road with roller shutters
doors. The applicant, however, has no control over these properties. Moreover,
it is also noted that while this type of door in such close proximity to the public
highway is not ideal, this is a pre-existing situation which is not as a
consequence of the proposed development and as such it would be
unreasonable to require the applicants to do this and as such the condition
would not meet the required tests for conditions.

Having regard to the above, it is concluded that, subject to the imposition of
conditions, including those covering the detailed design of the new access, the
development would have no unacceptable impacts on highway safety that
would warrant refusal of planning permission.

Other Matters — Housing Land Availability

Planning Policy Wales (Edition 7) states that Local Planning Authorities have a
duty to ensure that sufficient land is genuinely available or will become
available to provide a 5-year supply of land for housing.

The most recent Inspector’s report on land availability for Neath Port Talbot
has concluded that the Council has a 2.5 year housing land supply at April
2014,

PPW (para 9.2.3) emphasises the need for local planning authorities to ensure
that sufficient land is genuinely available or will become available to provide a
5-year supply of land for housing, and para. 6.2 of TAN 1 - Joint Housing Land
Availability Studies (2015) - states that “The housing land supply figure should
also be treated as a material consideration in determining planning applications
for housing. Where the current study shows a land supply below the 5-year
requirement ... the need to increase supply should be given considerable weight
when dealing with planning applications provided that the development would
otherwise comply with development plan and national planning policies”.

Having regard to the above, it is concluded that the contribution made by this
development to housing land supply amounts to a material consideration of
weight, given the location of the site within the settlement boundary, and the
general compliance with development plan policy identified above, such that



this is considered to be an example of a site where granting planning
permission now would be appropriate having regard to the advice in PPW.

Section 106 Issues

The Community Infrastructure Levy Regulations 2010 came into force on 6th
April 2010 in England and Wales. They introduced limitations on the use of
planning obligations (Reg. 122 refers). As of 6" April 2010, a planning
obligation may only legally constitute a reason for granting planning
permission if it is:

(a) necessary to make the development acceptable in planning terms;
(b) directly related to the development; and
(c) fairly and reasonably related in scale and kind to the development.

In view of the type and form of development proposed in this location, having
regard to local circumstances and needs arising from the development, the
following planning obligations are considered necessary to make the
development acceptable in planning terms and to meet the policy and
legislative tests for planning obligations.

Affordable Housing

Under Policy H4 of the UDP, it is stated that “Where there is a demonstrable
need, determined by reference to an up-to-date housing needs assessment...an
element of affordable housing will be sought on suitable sites.” The policy
continues on to state that the suitability of a site will take into account its size,
the economics of provision, any particular costs associated with development
of the site and any prejudice to the realisation of the other planning objectives
which may constitute a priority on the site.

Further advice is available to developers within the Council’s Affordable
Housing Supplementary Planning Guidance and the Affordable Housing
Viability Assessment Guidance Note, with the former emphasising that a
contribution of 20% is sought from all housing developments of 3 units and
above.

The SPG recognises that the ability of developments to contribute to the
provision of affordable housing may be constrained by the viability of the
site, and states that “where the developer can demonstrate that the economics
of the site cannot carry this level of contribution or that it conflicts with
other over-riding planning objectives for the site, there may be scope for
it to be relaxed”.



In this regard, while Officers have sought to deliver affordable housing on this
site, the applicants have submitted a Viability Assessment in broad accordance
with the requirements of the above guidance which concludes that the
development would not be viable in the event that affordable housing (and
additional public open space) were required. This assessment has been
reviewed by a valuer within the Council, following which it has been accepted
that it has been demonstrated that within the current market conditions and due
to the abnormal costs associated with the proposed development that the
provision of affordable housing as part of the development would make it
unviable.

Notwithstanding that affordable housing cannot be delivered on site currently
for viability reasons, the SPG emphasises that, where appropriate, the
Authority may impose s106 agreements that enable the reassessment of
viability for any dwellings not completed within 12 months of the grant of
planning permission. Accordingly, as the application currently seeks outline
planning permission it is considered that any grant of planning permission
should be subject to the signing of a Section 106 Agreement to secure the
provision of a new Viability Assessment at the reserved matters stage and then
again annually following the start of development until all dwellings have been
completed on site. This will ensure that, in the event the market improves, that
a degree of affordable housing will be able to be delivered at the site.

Public Open Space Provision:

Policy RO3 — provision of open space to serve new residential developments —
requires developments where existing open space is inadequate to contribute
towards either the improvement of existing off-site facilities in the locality
through a commuted payment or make provision for additional areas of open
space within the site. Such space or facilities should be provided in accordance
with the Borough Council’s adopted standard of 2.8 hectares per 1000
population. The provision should be well related to the housing that it is
intended to serve, but the exact form and type should have regard to the nature
and size of the development and the needs of the residents.

Discussions with the developer sought to achieve 0.476Ha of POS on site in
accordance with Policy RO3. However, the applicant sought to demonstrate
through the viability assessment that such provision would make the
development unviable, reducing significantly the number of dwellings capable
of being delivered at the site.



While it has been accepted that the full extent of POS would limit the viability
of the site, it is considered that the opportunity exists for a degree of provision
greater than the 0.06Ha identified on the plans — which is significantly
deficient against the standards expected by Policy RO3. In this respect it is
also noted that the submitted viability assessment identifies that £65,000 is
agreed for commuted sums for POS maintenance and “£45,000 for POS and
children’s play”.

Given the restricted size of the POS identified on the site, it is unlikely that a
Locally Equipped Area for Play (LEAP) could be provided on site by the
developer. A Local Area for Play (LAP) facility, could however be provided,
and secured by condition which would be specifically designated for young
children (age 4-6). Furthermore it is also considered appropriate to review the
need for additional public open space at the reserved matters stage given the
very restricted area of land proposed at this outline stage.

Landscaping and Ecology:

While part of the application site was formally used as a horticultural nursery,
this use was discontinued some time ago and the site had become over grown
with scrub. There are a number of trees and shrubs along part of the south
western boundary of the application site with the slip road, as well as along the
existing access track to the site. There are also a number of hedgerows located
along the boundaries of the site with some of the existing dwellings, including
the southern boundary which adjoins 83 Dinas Baglan Road. However the
existing landscaping has not been managed or maintained in recent years and
the proposed ground works together with the development itself would
necessitate the removal of much of the existing landscaping. A condition can
be imposed that would require the submission of an up to date tree survey at
the reserved matters stage that would be used to inform the detailed design of
the development and its associated engineering works thus ensuring that the
areas of existing landscaping which should be protected during the construction
process are retained. An additional condition that would require the
submission of a detailed landscaping strategy would also be recommended.

The detailed landscape strategy would have to show how the proposed
development would use both hard and soft landscaping to soften the
appearance of the development when viewed from both within and outside the
sites boundaries and thus create an attractive development that successfully
forms part of the wider area in which it is located.



The applicants have carried out a number of habitat and species surveys within
the application site. While a low population of reptile species were found to
live or forage within the application site, the applicants have identified an area
— the green embankment - which would be used as a receptor site for the
translocation of any species from the wider site area. To help to facilitate the
use of this area as a receptor site the developers have submitted a scheme of
works to create a suitable habitat within this area. The Council’s Bio-diversity
officers and NRW have raised no objection to the proposed development or the
details of the receptor habitat.

Flooding and Drainage:

Natural Resources Wales (NRW) has stated that “one boundary of the site lies
adjacent to an area shown to be at risk from flooding (Flooding Zone 2 and 3).
However, the site itself appears entirely outside this area. As such the
developer may wish to incorporate flood proofing measures within the design
of the properties as a precautionary measure.” As the application seeks outline
permission at this stage, this information would not be needed at this point.

NRW has also commented on the proposed diversion of the surface water
culvert that currently takes the water from the mountain on the opposite side of
the A48 Dinas Baglan Road. The culvert is currently located to the side of the
pedestrian access steps that passes between number 2 Sarn Fan and 94 Dinas
Baglan Road. The culvert then continues on under the A48 and on to the
application site to form an open drain that runs along the side of the existing
access track. They have advised that a permit may be required for these works,
but raise no objection to the proposal itself.

Welsh Water has also considered the impacts of the proposed development
upon the existing public sewer that crosses the site. The public sewer is shown
on Welsh Water’s records to cross onto the application site at the rear of
number 39 Sarn Fan then proceeds in a southerly direction adjacent to the north
eastern boundary of the application site. However, the public sewer begins to
angle across the site around the area adjacent to the rear garden of number 122
Dinas Baglan Road to exit the application site towards the south western corner
of the rear garden of number 83 Dinas Baglan Road. Although the application
seeks outline permission only, the illustrative layout plan shows two areas
adjacent to the south eastern boundary of the site which have been kept free of
development to demonstrate that adequate space could be provided within the
development to allow a 6m wide easement for the existing or diverted public
sewer. As such Welsh Water has raised no objection subject to the imposition
of a suitable condition to ensure that there would be no dwellings constructed



within 3m either side of the public sewer and that adequate connections are
made for sewerage, surface water and land drainage.

As such it is considered that the proposed development could be designed at
the detailed design stage to ensure that there would be no detrimental impact
upon flood risk or drainage within either the application site or adjacent
properties.

Contaminated Land

The Council’s records show that there is some anecdotal evidence that there
may have been fly tipping within part of the site. The Contaminated Land
Officer has considered this evidence and the history of the previous use of the
site and has recommended the imposition of a condition to ensure that if any
ground contamination on site is discovered during the course of the
development that it is treated appropriately through a remediation scheme that
Is to be submitted to and approved in writing by the authority prior to works
continuing in that area of the site. Subject to the imposition of such a condition
it is considered that the proposed development would have no detrimental
impact upon potential ground contamination within the area.

Others (including objections):

A number of the objections raised by local residents have been addressed
within the above appraisal. The remaining outstanding issues are addressed
below:

(1) Issues related to the potential impact of the proposed development
upon the highway and pedestrian safety of the existing road network
have been addressed within the above report. The Highways Officer
has confirmed that he is satisfied with the information contained
within the submitted Transport Assessment and the associated
surveys that were used to inform the assessment.

(2) In relation to issues associated with noise from additional vehicle
movement and air quality issues the Council’s Environment Health
Officer’s comments particularly in regard to noise have been set out
within the above report. The Air Quality Officer has considered the
proposed development and has raised no concern with regard to the
impact of the proposed development upon the amenity of the
occupiers of the existing dwellings, but has suggested a condition to



3)

(4)

()

ensure that the frontage of any proposed dwelling is at least 5m away
from the closest point of the slip road to ensure appropriate levels of
NO2 are ensured.

The applicant removed details of the proposed yellow box and details
of the traffic lights from the application, as they had been advised
that these details could be controlled through a Section 278
agreement under the Highways Act. However, the Highway Officer
has recommended the imposition of conditions that would require the
implementation of appropriate Traffic Regulations Orders and traffic
light details prior to the first beneficial occupation of any of the
dwellings, these details would have to first be submitted to and
approved in writing by the Local Planning Authority. The Highway
Officer has also recommended a condition that would ensure that the
developers would have to allow residents along the lower section of
Dinas Baglan Road the right to access the rear of their properties
from the proposed southern section of the estate road. Any resident
wishing to carry out such works would have to ensure that any
formal permission from either the Building Control or Planning
Sections are secured first and unless they have an agreement with the
developer to the contrary any associated cost would have to be met
by themselves.

The applicant has submitted an assessment that shows that the
proposed barrier along the proposed access road would be of a
sufficient height to ensure that there would be no direct overlooking
from the proposed access road to the rear garden areas. While in
relation to concerns related to overlooking from High vehicles such
as lorries, buses and 4x4s waiting at the traffic lights on the upper
Dinas Baglan Road, such vehicles would only stop at the lights for
very brief moments and would have no greater view into properties
than would be afforded to any such vehicle that could currently stop
on the public highway in this or any other location along this road.

No residential scheme would be given direct or indirect vehicle
access to an existing motorway slip road due to the speed of traffic
and the resultant impact upon highway safety. The application seeks
permission for the means of access to the development to be via the
proposed access arrangements that form part of the development.
They have shown that at a further date it would be physically
possible to construction an access that could adjoin the Heol y Nant
and Rowantree Avenue development together, however this does not
form part of the current planning application. The application before



(6)

(7)

(8)

©)

(10)

(11)

the Council for determination seeks permission for a single vehicle
access via the submitted details and it is this proposal that must be
determined. The Highway Officer has considered the proposed
development and does not consider that a reason for refusal based
upon the development’s impact upon highway and pedestrian safety
could be defended on appeal, but has recommended the imposition of
a condition that would limit the development to 50 dwellings
accessed off a single access. The need for such a condition has been
discussed earlier in the report.

The movement of emergencies first responder vehicles through
traffic is governed by the Highway Code.

It is acknowledged that the rear gardens of the dwellings along the
lower section of Dinas Baglan Road are long and sloping, however
there are no proposals to restrict access to the road fronting these
dwellings other than number 139. The remaining dwellings would
retain their current access and would only access the rear proposed
southern section of estate road if they so wished.

Potential impacts to the existing residential dwellings within the area
and existing landscaping have been addressed within the above
report. There are no tree preservation orders on the trees within the
application site or on land directly adjoining it, nor are the trees of
sufficient merit to justify their protection through a TPO.

Concerns regarding the potential impact upon stability or potential
damage that may be caused to adjacent existing properties or services
during the construction process are civil matters between the
property owners and the developers. As this matter is a civil issue
the Council would not be responsible for any damage caused to an
adjacent property, unless the Authority had caused that damaged
directly themselves.

Issues related to the potential impact upon the existing drainage
within the area and associated easements have been addressed within
the above report.

Issues related to the density of development have been addressed
within the above appraisal. In regard to concerns over noise and
disturbance associated with the construction phase of development,
all construction works are likely to result in a degree of noise and
disturbance to adjacent properties, particularly where there are



(12)

(13)

(14)

(15)

(16)

significant levels of proposed earthworks. However these
disturbances are temporary and a condition requiring the provision of
a detailed Construction Environmental Management Plan should
ensure that such noise, dust and disturbances are kept to a minimum,
If in exceptional circumstances levels of noise and disturbance
exceed normal levels and constitute a noise nuisance then these
circumstances are governed by Environmental Health Nuisance
regulations.

Within planning regulations there is no right to maintain a certain
view from a property. An assessment of the development’s potential
impacts upon neighbouring properties has been carried out and has
concluded that due to the distances between the existing dwellings
and the proposed development that a suitably designed layout for the
development could be achieved which would ensure that there would
be no overlooking, overshadowing or overbearing impacts upon
existing dwellings. The potential loss of value or increase in value of
properties is not a planning matter and can be given no consideration
in the determination of the planning application.

The economic nature of future occupiers of dwellings that form part
of a residential development is not a planning consideration, neither
is the build rate of the development itself. Planning controls the start
of development but not the implementation rate of the subsequent
development. The potential speculative nature of development is not
a planning matter and cannot form part of the determination of an
application.

Radon is a naturally occurring radioactive gas that is present in all
rocks and soils. Issues associated with protection measures for
occupiers of new dwellings is governed by Building Regulations.
Concerns regarding a factory on the Baglan Moors that needs a PPC
for lead and other alloys is not an issue associated with this
application and any such concerns should be directed to the relevant
body responsible.

Issues related to landscaping and biodiversity have been assessed
within the above appraisal and could be controlled through the
imposition of suitably worded conditions.

Issues related to historic proposals for a site are not material planning
consideration in the determination of a planning application unless it
forms a plan or policy included within a national or local planning
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(18)
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(20)

policy or master plan. Issues related to the size and adequacy of the
public open spaces have been considered within the above appraisal.

In relation to concerns over car parking and the inadequate size of
front garden areas, the application seeks outline planning permission
with all matters other than means of access reserved for
determination at a later date, via separate reserved matters
applications. This includes details of the proposed layout of the
development including car parking provision. Nevertheless, as set
out in the appraisal above it is considered that there would be
sufficient room to accommodate up to 78 dwellings on site with
associated car parking and private amenity space. In relation to the
proposed size of front garden areas, there are no standards within
planning in regard to front garden sizes or the distance that dwellings
should be set back from the highway, however there is a requirement
to secure appropriate highway and pedestrian visibility splays for
vehicular access points into those dwellings, which in turn can
dictate the set back of the houses from the public highway.
Nevertheless it is not uncommon for dwellings to have direct access
from their front doors onto public pavements, with the provision of
no front gardens.

Issues related to the impact of the proposed access road upon the
amenity of the adjacent dwellings have been considered in the above
appraisal. The developers have also confirmed that they now have
control over 1 Sarn Fan.

With regard to issues related to the diversion of the existing 11Kv
cables and the 415v electricity supply that runs through the track, a
condition could be imposed to ensure the provision of adequate
details regarding the relocation of these facilities.

Issues associated with the proposed pedestrian access arrangement
have been largely addressed within the main report. Nevertheless in
regard to this area becoming a meeting place for youths and potential
anti-social behaviour, this is equally true for any public open space
or facility. The zigzag footpath is located in a prominent position
with open views and would have good natural surveillance from the
access road, which should ensure that it would attract no more
antisocial behaviour than any other public footpath.



(21)

(22)

(23)

(24)

(25)

(26)
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In relation to comments regarding the proposed number of bedrooms
within the dwellings, the application currently seeks outline
permission so the exact housing mix is not currently known. General
issues in relation to the marketability of housing are left to market
forces and house builders, other than when a certain housing mix is
directly required by a planning policy. There is no such policy
within the Neath Port Talbot Unitary Development Plan.

Issues related to the proposed ground works and potential ground
contamination have been addressed within the above report and
through the imposition of suitably worded conditions.

In relation to issues associated with a potential access through to the
adjoining Paddle Homes Development, this does not currently form
part of this application however there will be a restriction on the
number of dwellings that can be constructed on site unless and until
such an access can be provided.

In response to concerns that the application may be favoured
because the Local Authority has a substantial interest in the site, such
matters are not a material planning consideration. Moreover, it is
emphasised that the ownership of part of the site by the council has
had no material bearing on the conclusions within this report, which
are reached solely on the basis of material planning issues.

In the interests of clarity the application is seeking outline permission
for up to 78 dwellings. The former use of the site has been addressed
within the above report, together with details of the current proposal.

Issues related to the demolition of 141 Dinas Baglan Road and the
potential impact upon the currently adjoining semi-detached
dwelling of 139 Dinas Baglan Road would be addressed through the
imposition of a condition requiring the submission of a Demolition
Method Statement including details of the proposed measures to
make good the resultant exposed side elevation of this dwelling.

With regards to residents’ concerns that errors in the application are
an indication of the methods that would be used if the developers
acquire planning permission, as well as their lack of consideration
for the existing residents of the area, this is not a planning
consideration as planning permission relates to the land and not the
applicant. The identity of the resultant developer of a site is not
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therefore a matter that can be given consideration as part of the
determination of a planning application.

While the loss of the public telephone box would represent a loss of
a publicly available facility, this would not represent a reason for
refusal of planning permission, noting also that such public telephone
boxes are becoming increasingly scarce as their function becomes
replaced by the increasing use of mobile phones.

In relation to concerns regarding ground levels around the dwelling
at Stycyllwen Farmhouse, due to the outline nature of the current
application the proposed ground works in this area of the site are not
currently known. The closest section through the site is shown at
chainage 1050, which shows the ground levels being reduced in this
area. However the actual details of the proposed works within this
area would have to be the subject of a subsequent reserved matters
application which would be subject to a public consultation exercise
of its own.

Issues related to the impact of traffic noise upon the future occupiers
of the proposed dwellings have been addressed within the above
appraisal. The costs associated with implementing measures to
ensure adequate noise insulation to the proposed dwellings is a
matter for the developers.

With regard to the issue of the legal agreement between Roger Kirril
Bellingham and The Mayor Alderman and Burgesses of the Borough
of Port Talbot raised by one local resident, this agreement has been
assessed by the Council’s legal officer who has confirmed that it
would not prevent the determination of the current application, as it
allows access over land, rather than restricts it, however the
agreements potential impacts upon the development is a matter for
the applicant to address.

Issues related to applications for potential Council tax reduction
should be addressed to the Council Tax department and are not
material planning considerations.

With regards to concerns over flooding. The applicants have
submitted a Flood Consequence Assessment, which has been
considered by NRW, who has raised no objection to the proposed
development in relation to increased risk of flood risk or impacts
upon third party land.



(34)

(35)
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(37)
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In regard to the existing garage door at No. 90 Dinas Baglan Road
projecting out over the highway, this is a pre-existing situation which
would not be worsened by the proposed development.

In regard to the placement of a gate at the access to the site, issues
related to private rights of way and land ownership disputes are civil
issues and not planning related matters and cannot be taken into
consideration in the determination of the current application.

In relation to comments regarding the application being rushed by
the Council without giving residents time to look into the way this is
being carried out, the application was originally submitted to the
Authority on the 03/04/2012, the application was invalid for a
numbner of months. As such the initial consultation process took
place on the 17/08/12. There have also been two additional rounds
of reconsultation on revised information on the 30/06/14 and the
29/10/14. Planning Regulations indicate that applications of this size
would normally be expected to be determined within 8 weeks of their
initial validation. This time period has been significantly exceeded
on this application.

With regard to the sites designation under the Local Development
Plan, the LDP has not yet been adopted by the Authority and as such
is not currently material planning consideration. The relevant
development plan is currently the Neath Port Talbot Unitary
Development Plan which is the development plan that has been used
in the preparation of the officer’s report. Nevertheless, it should be
noted that in both development plans the application site has no
specific designations, but is identified as being located within the
identified settlement within both documents, where the principle of
development is considered acceptable subject to the development
meeting the criteria of the other development plan policies.

In response to concerns related to the continuation of repeated
applications, there have only been two applications submitted for the
redevelopment of this site since 2009 and there are no provisions
within the Planning Act that would prevent the applicant or anyone
else from submitting subsequent planning applications.



Conclusion:

The application site is located within the identified settlement where the
principle of development is considered acceptable and, where it has been
satisfactorily demonstrated that there would be no unacceptable detrimental
impact upon the character or appearance of the area or upon the residential
amenity of the occupiers of the adjacent dwellings to such a degree that would
merit the refusal of planning permission on either of these grounds. Similarly
through the imposition of suitability worded conditions sufficient amenity
space for the occupiers of the future dwellings can be secured. There would
also be no adverse impact upon the landscape character or biodiversity of the
area or upon the flood risk to the application site, adjacent third party land or
the current land, surface or foul sewers within the area. In addition conditions
could be imposed that would ensure that any unexpected contamination found
to be present on site is appropriately dealt with and that no material brought
onto the site in association with the ground works would bring contamination
onto site. As such it is considered that the proposed development would be in
accordance with Policies GC1, ENV5, ENV11, ENV16, ENV17 ENV29, H2,
H3, H4, T1, T11 T12 and RO3 of the Neath Port Talbot Unitary Development
Plan.

Recommendation:

That planning permission be granted subject to the signing of a Section 106
agreement to secure the following Head of Terms: -

e Submission of a revised viability assessment at the reserved matters
stage and then annually thereafter until the final property is completed,
in order to secure a degree of affordable housing on site should market
conditions improve.

e Provision of a Local Area for Play (LAP) to an agreed specification, and
a clause requiring approval of a detailed scheme of maintenance, which
could involve the transfer of land and children’s play facilities to either
the Council with an associated commuted sum or provision made for a
private management company to maintain the land.

And subject to the following conditions:



RECOMMENDATION: Approval with Conditions

CONDITIONS;

(1) Approval of the details of the layout, scale and appearance of the
building(s), and the landscaping of the site (hereinafter called the reserved
matters) shall be obtained from the Local Planning Authority in writing before
any development is commenced.

Reason
The application was made for outline planning permission.

(2)Plans and particulars of the reserved matters referred to in Condition 1
above, relating to the layout, scale and appearance of any buildings to be
erected, and the landscaping of the site, shall be submitted for that phase of
development in writing to the Local Planning Authority and shall be carried out
as approved.

Reason
The application was made for outline planning permission.

(3)Application for approval of the reserved matters shall be made to the local
planning authority before the expiration of three years from the date of this
permission.

Reason

To comply with the requirements of Section 92 of the Town and Country
Planning Act 1990.

(4)The development hereby permitted shall be begun either before the
expiration of five years from the date of this permission, or before the
expiration of two years from the date of the approval of the last of the reserved
matters to be approved, whichever is the later.

Reason

To comply with the requirements of Section 92 of the Town and Country
Planning Act 1990.



(5) In the event that contamination is found at any time when carrying out the
approved development that was not previously identified, work on site shall
cease immediately and shall be reported in writing to the Local Planning
Authority. A Desk Study, Site Investigation, Risk Assessment and where
necessary a Remediation Strategy must be undertaken in accordance with the
following document:- Land Contamination: A Guide for Developers (WLGA,
WAG & EAW, July 2006). This document shall be submitted to and agreed in
writing with the Local Planning Authority. Prior to occupation of the
development, a verification report which demonstrates the effectiveness of the
agreed remediation, shall be submitted to and agreed in writing with the Local
Planning Authority.

Reason:

To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters,
property and ecological systems, and to ensure that the development can be
carried out safely without unacceptable risks to workers, neighbours and other
off site receptors.

(6) Any aggregate (other than virgin quarry stone), recycled aggregate material,
topsoil [natural or manufactured] or subsoil, to be imported shall be assessed
for chemical or other potential contaminants in accordance with a scheme of
investigation which shall be submitted to and approved in writing by the local
planning authority in advance of its importation. Only material approved by the
local planning authority shall be imported. All measures specified in the
approved scheme shall be undertaken in accordance with the Welsh Local
Government Association guidance ‘Requirements for the Chemical Testing of
Imported Materials for Various End Uses’. Subject to approval of the above,
sampling of the material received at the development site to verify that the
imported soil is free from contamination shall be undertaken in accordance
with the approved scheme.

Reason
To ensure that the safety of future occupiers is not prejudiced

(7) No development approved by this permission shall be commenced until a
method statement detailing all necessary pollution prevention measures for the
construction stage of that development phase is submitted to and approved in
writing by the Local Planning Authority. At a minimum the method statement
should identify storage facilities for all fuels, oils and chemicals, construction
compounds, car parks, offices etc. Details of surface water drainage
arrangements to be installed to intercept and treat contaminated surface water



run-off, details of measures to ensure no polluting discharge from haul
roads/disturbed areas, details of the nature, type and quantity of materials to be
imported on to the site, measures for dealing with any contaminated material
(demolition waste or excavated waste) Identification of any buried services,
such as foul sewers, so that they are protected, details of emergency contacts,
for example, the Natural Resources Wales Pollution Hotline: 0800 807060. The
development shall be constructed in accordance with the approved method
statement.

Reason
Prevention of pollution.

(8) No development hereby permitted shall be commenced until such time as a
scheme to treat and remove suspended solids from surface water run off during
construction works for that part or phase has been submitted to and approved
in writing by the Local Planning Authority. The scheme shall be fully
implemented as approved throughout the construction of that phase of
development.

Reason
Prevention of pollution.

(9) As part of the first of the Reserved Matters applications and prior to any
development taking place within that phase, including any site or vegetation
clearance a reptile survey shall be undertaken. The subsequent report shall be
submitted to and approved in writing by the Local Planning Authority and shall
include details of capture and release programme if reptiles are discovered.
This should include the identification of a suitable receptor site a scheme for
any habitat creation works required at that location and details of any fencing
works needed. The capture and release programme should then be fully
implemented on site prior to vegetation clearance in accordance with the
approved details.

Reason
In the interests of biodiversity and ecology.

(10) As part of the first reserved matters application, a new Noise Assessment
shall be submitted to and approved in writing by the Local Planning Authority,
which shall include a detailed survey of the current noise environment and
shall provide full details of a scheme detailing how the development will be
designed to achieve indoor ambient noise levels that do not exceed the values
specified within Table 5 of BS8233:1999 and gardens areas which achieve at



least 50% of the garden areas where the maximum day noise level does not
exceed 55dBA Leq 16 Hour (free field). The submitted scheme shall include
details of the construction specification of the sound insulation performance of
each structure and the layout of the dwellings. If the developers are unable to
achieve the required noise levels within the garden areas, a report fully
detailing why and where this can not be achieved and the methods that would
be employed to reduce the levels down as far as possible shall be submitted to
and approved in writing as part of the submitted scheme. The development
shall be constructed as approved and retained as such thereafter.

Reason

In the interests of the residential amenity of the future occupiers of the
dwellings

(11) As part of the first reserved matters application full details of the
proposed means of screening, boundary treatment and safety barrier treatment
along the development's access road shall be submitted to and approved in
writing by the Local Planning Authority. The submitted details shall include
the heights, design, locations and materials for the proposed:

1) The 1.2m high screening treatment along the northern side of the road
access road adjacent to the side and rear boundary of 1 Sarn Fan;

i)  The side and rear boundary treatments for 1 Sarn Fan and 139 Dinas
Baglan Road,;

1ii)  The pedestrian highway railings located between the 1:8.5m pedestrian
footway and the 1:12m zig-zag pedestrian footpath area;

Iv) details of any replacement retaining walls or barriers to be incorporated
into the area located between upper and lower Dinas Baglan road.

The approved scheme shall be fully implemented on site prior to the
occupation of any dwelling and shall be retained as such thereafter.

Reason

In the interests of the residential amenity and the visual amenity of the area, as
well as highway and pedestrian safety.

(12) No development shall commence, including any works of demolition or
site clearance, until a Construction Environmental Management Plan (CEMP)
has been submitted to and approved in writing by the Local Planning
Authority. The approved statement shall be adhered to throughout the
construction period, and shall provide for:



I.)  Loading and unloading of plant, machinery, waste, soils and aggregates
and materials;

1i.) storage of plant, machinery, waste, soils, aggregates and materials used in
ground work operations and the construction of the development;

1ii.) The erection and maintenance of security hoarding including decorative
displays and facilities for public viewing, where appropriate;

iIv.) Wheel washing facilities;

v.) Measures to control the emission of dust and air-borne pollutants and dirt
during demolition and construction;

vi.) A scheme for recycling/disposing of waste resulting from demolition and
construction works;

vii.) Details of any site construction lighting including measures to control its
impact upon adjacent properties;

viii.) Mitigation measures as defined in BS 5528: Part 1 and 2: 2009 Noise and
Vibration Control on Construction and Open Sites to minimise noise
disturbance from construction works;

IX) Procedures for emergency deviations of the agreed working hours.
Reason

In the interests of highway and pedestrian safety, as well as environmental and
residential amenity.

(13) As part of the first reserved matters application, a scheme fully detailing
the proposed surface water drainage scheme shall be submitted to and
approved in writing by the Local Planning Authority. The submitted scheme
shall demonstrate that surface water shall be discharged and maintained at
‘greenfield” run off levels, and shall have been informed by an assessment of
the site potential for disposing of surface water by means of a sustainable
drainage system, with the results of the assessment provided to the local
planning authority. Where a sustainable drainage scheme is to be provided, the
submitted details shall:



1) 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;

i) include a period for its implementation; and

1)  provide a management and maintenance plan 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.

V) shall show that no drainage from the development site shall be connected to
or allowed to discharge into the trunk road drainage system, any proposed
highway improvements should be constructed such that the access road does
not drain onto the trunk road.

No building shall be occupied until surface water drainage works have been
implemented in accordance with the approved scheme, and any sustainable
drainage scheme shall be managed and maintained thereafter in accordance
with the agreed management and maintenance plan.

Reason

In the interests of ensuring the provision of a sustainable surface water
drainage scheme.

(14) Any existing drainage pipes, land drains, highway drain or highway run-
off entering, crossing, or discharging onto the development site shall be
accommodated into the site development works by the developer. There shall
be no interference, alteration, or diversion of a ditch, drain, watercourse,
stream, or culvert crossing or bordering the site, without a scheme first being
submitted to and approved in writing by the local Planning Authority. The
submitted scheme shall include details of the location of the existing features,
details of the relocation, and the technical specification of the proposed feature.
The approved scheme shall be carried out on site in accordance with the
approved details.

Reason

In the interests of amenity.



(15) As part of the first reserved matters application, full details of hard and
soft landscaping schemes for the landscaping of all public landscape areas
including the zig-zag pedestrian footpath, the embankments, the reptile
mitigation area, highway verge areas and public open spaces and squares, other
than small privately owned domestic gardens, shall be submitted to and
approved in writing by the Local Planning Authority. The submitted planting
schemes shall include:

1) A statement setting out the design objectives and how these will be
delivered;

1) Hard surfacing materials and designs;

iii) details of the design and location of minor artefacts and structures including
street furniture, public refuse bins, highway grit bins for development access
road and footpaths;

Iv) Planting schemes including species, planting densities and sizes at time of
planting, including wildlife friendly species and those that will promote habitat
creation.

The approved landscaping schemes shall be fully implemented within the first
planting season following completion of the development, any trees or plants
which within a period of five years from the completion of the residential
development die, 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 interests of amenity, community safety and biodiversity.

(16) As part of the submission of the first reserved matters application details
of a Landscape Management plan, including long term design objectives,
management responsibilities and maintenance schedules for all landscape areas
including the zig-zag pedestrian footpath, the embankments, reptile mitigation
area, highway verge areas and public open spaces and squares other than
privately owned domestic gardens, shall be submitted to and approved in
writing by the local planning authority prior to the occupation of any of the
dwellings on the site. The landscape management plan shall be carried out as
approved.



Reason

In the interest of visual amenity and to accord with Section 197 of the Town
and Country Planning Act 1990

(17) If any non-native plant species listed on Schedule 9 of the Wildlife and
Countryside Act 1981 (as amended) are identified on site, full details of a
methodology for the control and eradication of these species shall be submitted
to and approved in writing by the Local Planning Authority. The approved
scheme shall be fully implemented as approved.

Reason
In the interests of Biodiversity.

(18) As part of the first reserved matters application a scheme detailing the
estate roads construction shall be submitted to and approved in writing by the
Local planning Authority. The submitted scheme shall include:

1) show all residential access roads having a width of 5.5m wide carriageway
with 2m footways to each side and shall have gradients no greater than 1 in 12
or less than 1 in 150. Each residential driveway shall be 3.6m minimum width
and a minimum of 6m in length from back of footway to garage door, and shall
be hard surfaced in concrete, tarmacadam or block paving to a maximum
gradient of 1 in 9 and maintained as such thereafter. Pedestrian vision splays of
2.4 metres (measured back from back of footway) shall be provided and
maintained each side of each access within nothing over 600mm in height shall
be erected or allowed to grow. Vision splays of 2.4 metres x 90 metres shall be
provided in either direction at each point of access throughout the
development. Prior to work commencing on site a scheme shall be submitted to
and approved in writing by the Local Planning Authority, which include:

i) Longitudinal and vertical carriageway alignment.
iii) Cross sections through the highway every 10 metre intervals.

Iv) Surface water drainage proposals including highway gully’s and manhole
positions.

v) Street lighting.

This scheme shall be fully implemented in accordance with those details as
approved, unless otherwise agreed in writing by the Local Planning Authority.



Reason
In the interests of Highway and Pedestrian safety.

(19) As part of the submission of the first reserved matters application full
details of the existing and proposed ground levels across the whole of the site
including a geotechnical survey, together with a detailed scheme of the
proposed cut and fill operation, including details of any fill material to be
brought onto site and a scheme for all retaining works and embankments in
excess of 1.5m in height shall be submitted to and approved in writing by the
Local Planning Authority. The submitted scheme shall include full details of
any retaining works at a scale of 1:200 and shall include the location, method
of construction, drainage details, typical sections through, calculations, details
of materials and landscaping and finished profile/elevations. The submitted
scheme shall also ensure that any boundary treatment or acoustic fencing
located along the boundary of the site with the motorway slip road is set back
from the common boundary by a minimum of 1m to allow sufficient space for
maintenance works. The approved details shall be used in the construction of
the approved development and shall be retained as such thereafter.

Reason
In the interests of public safety and visual amenity.

(20) As part of the reserved matters application for layout the submitted
scheme shall show that no dwellings are located within 10.5m of the shared
southern boundary with number 83 Dinas Baglan Road.

Reason

In ensure adequate protection of the private amenity are of the adjacent
dwelling at 83 Dinas Baglan Road.

(21) Prior to works beginning on the demolition of any buildings or the felling
of any trees a further inspection of the buildings and trees shall be carried out
by a licensed bat ecologist, in accordance with the precautionary methods as
set out within Section 5 and Appendix lof the Updated Protected Species
Survey report dated 02 Oct 2012. These precautionary methods shall be fully
implemented on site prior to the start of works and shall remain in place until
the completion of the demolition and felling activities on site.

Reason

For the protection of bats.



(22) If any bats are discovered during construction works, the work should stop
immediately and the applicant should contact Natural Resources Wales
immediately, as a licence may be required to continue, as bats are a European
protected species and afforded protection under the Conservation of Habitats
and Species Regulations 2010 and by the Wildlife and Countryside Act 1981
(as amended).

Reason
In the interest of protected species.

(23) As part of the first Reserved Matters application, and prior to any
development taking place within that phase (including any site or vegetation
clearance), an updated baseline reptile population assessment shall be carried
out and used to inform the development of a Reptile Translocation and
Mitigation Strategy which shall be submitted to and approved in writing by the
Local Planning Authority. The submitted Reptile Translocation and Mitigation
Strategy shall include full details of measures necessary to create the on-site
reptile habitat area shown on the site plan, the translocation methodology
together with an implementation timetable and a future monitoring and
maintenance strategy for the area that includes a full schedule of works with
timings. The approved details shall be fully implemented on site as approved,
and thereafter monitored / maintained in accordance with such approved
details.

Reason

To ensure the creation and implementation of an appropriate Reptile Mitigation
Strategy.

(24) The reserved matters submissions shall include details of the provision of
artificial nesting sites for birds to be provided on specified dwellings within the
site to one of the following specifications:

Nest Box Specifications for House Sparrow Terrace: Wooden (or woodcrete)
nest box with 3 sub-divisions to support 3 nesting pairs. To be placed under the
eaves of buildings. Entrance holes: 32mm diameter; Dimensions: H310 x
W370 x D185mm or

Swift Nest Box Specification: Wide box with small slit shaped entrance hole.
Must be placed under or close to roofs, at least 5m from the ground.

Dimensions: H150 x W340 x D150mm



The nest boxes shall be provided in accordance with the agreed scheme prior to
first beneficial occupation of the dwelling(s) and retained as such thereafter.

Reason
In the interest of Biodiversity enhancement.

(25) The first reserved matters application shall be accompanied by drawings
which shall demonstrate how a vehicular and pedestrian access can be
facilitated through to the development to the north (onto Rowan Tree Avenue),
including full details of the surfacing of such works right up to the site
boundary (to facilitate future connections) and the phasing of such works.

Reason:

In the interests of connectivity, sustainability and good design, in accordance
with guidance within Manual for Streets.

(26) No development shall commence on site until such time as a construction
method statement and phasing plan has been submitted to and approved in
writing by the local planning authority, such plan detailing the proposed
phasing of construction works, including: - the demolition of no. 141 Dinas
Baglan Road; construction of the new junction, access road and pedestrian
footpaths (to ensure that such access is provided at the earliest stage to
facilitate the remainder of development from a safe access); site clearance and
ecological mitigation works; ground movements and retaining works; and
construction of the dwellings. The development shall be undertaken in full
accordance with the agreed phasing plan.

Reason:
In the interests residential amenity, biodiversity and highway safety.

(27) No development shall commence on the new access until such time as
details have been submitted to and approved in writing by the Local Planning
Authority identifying the method of activating the signals for No. 2 Sarn Fan
and the proposed operation and maintenance of such signals (including
appropriate liaison with the residents of No. 2 Sarn Fan. The new vehicle
access serving the hereby approved development shall not be brought into
beneficial use until the signals have been implemented and are operational on
site in accordance with the approved details.

Reason

To ensure the safe egress of vehicles from No 2 Sarn Fan.



(28) Prior to the occupation of any dwelling it serves, the access road and
footway from that dwelling shall be made up to base course level on both the
carriageway and footway, drained and lit. The whole length of the access road
shall be made up to surface level on both the carriageway and footway
including all drainage and lighting being installed and operational to be
approved in writing by the Local Planning Authority prior to the occupation of
the last two dwellings.

Reason

To ensure access can be gained to properties creating a safer environment for
both pedestrian and highway safety.

(29) As part of the first reserved matters application an up-to-date tree survey
shall be submitted and used to inform the detailed design of the development
and its associated engineering works to ensure that existing landscaping that
can be protected during the construction process is retained.

Reason:
In the interests of visual amenity

(30) The first reserved matters application shall show that now dwellings or
structures are constructed within 3m of either side of the public sewers which
cross the site.

Reason:
To protect the integrity of the public sewer

(31) Unless otherwise approved under a condition, no surface water or land
drainage run off shall connect directly or indirectly into the public sewerage
system.

Reason

In the interests of amenity, and to prevent overloading of the public sewerage
system.

(32) No drainage from the development site including highway improvement
works shall be connected to or allowed to discharge into the trunk road
drainage system.

Reason

In the interests of highway safety



(33) Demolition of no. 141 Dinas Baglan Road shall not commence until such
time as a Demolition Method Statement, including full details of the proposed
measures to make good the resultant exposed side elevation of this dwelling,
has been submitted to and approved in writing by the local planning authority.
The approved external finishing scheme to the exposed side elevation of no.
139 Dinas Baglan Road shall be completed no later than 8 weeks following the
commencement of demolition.

Reason:

In the interests of visual amenity and to ensure that the amenity of the
occupants of no. 139 Dinas Baglan Road is protected.

(34) Other than movements required for the construction of the access road
itself, the new access road shall not be used until such time as an additional
screen enclosure, of no less than 1.8m, has been constructed along the southern
edge of the raised patio of no. 1 Saran Baglan Road, in accordance with a
scheme which shall first have been submitted to and approved in writing by the
local planning authority. Such enclosure shall thereafter be retained in
accordance with the approved details.

Reason:

To protect the amenity of the adjacent property throughout the construction
period and beyond

(35) As part of the submission of the first reserved matters application full
details of the signalised junction onto Dinas Baglan Road / Sarn Fan shall be
submitted to and approved in writing by the Local Planning Authority. The
submitted details shall be in general accordance with drawing number H1130-
NE02972-04 and shall also include details of all associated signing and lining;
details of the design and location of tactile paving to all pedestrian crossing
points; means of activating the signals to allow pedestrian to cross at all
crossing points and full details of the design, materials and location of the
replacement part of the parapet wall between Dinas Baglan Road and Minor
Dinas Baglan Road which shall include details of a visi rail for pedestrian
safety as part of the design. These works shall be implemented on site and the
signals operational prior to work commencing on the construction of any
dwelling.

Reason

To provide a junction which has been assessed and deemed safe in principle
through a road safety audit.



(36) The developer shall ensure that a suitably qualified archaeologist is
present during the undertaking of any ground disturbing works in the
development area, so that an archaeological watching brief can be conducted.
The Archaeological watching brief shall be undertaken to the standards of the
Institute for Archaeologists. The Local planning Authority shall be informed,
in writing at least two weeks prior to the commencement of the development of
the name of the said archaeologist and no works shall being until the Local
Planning Authority has confirmed, in writing, that the proposed archaeologist
Is suitable. A copy of the watching brief report shall be submitted to and
approved in writing by the Local Planning Authority within two months of the
fieldwork being completed by the archaeologist.

Reason

To identify and record any features of archaeological interest discovered during
the works, in order to mitigate the impact of the works on the archaeological
resource.

(37) No construction, demolition, site clearance works or deliveries shall be
carried out on site made to the site other than between the hours of 08:00 hours
and 18:00 hours Mondays to Fridays and 08:00 hours and 13:00 hours on
Saturdays and at no time on Sundays and Bank Holidays.

Reason
In the interests of residential amenity.

(38) Traffic Regulation Orders shall be implemented throughout the hereby
approved junction with the A48 Dinas Baglan Road and the Lower section of
Dinas Baglan Road prior to the occupation of the first dwelling on site and with
all signing being in accordance with the Traffic Signs Regulations and General
Directions 2002.

Reason
In the interests of highway safety.

(39) Prior to work commencing on site, a scheme detailing all items raised in
the stage 2 Road Safety Audit shall be submitted to and approved in writing by
the Local Planning Authority. The approved details shall be fully
implemented on site as part of the junction improvement works. On
completion of the approved development works to the Dinas Baglan Road
junctions a stage 3 Road Safety Audit shall be undertaken in accordance with
the Design Manual for Roads and Bridges Volume 5, Section 2, Part 2, HD
19/03, the findings together with proposed schedule of works shall be



submitted to and approved in writing by the Local Planning Authority. The
approved details shall be fully implemented on site prior to the occupation of
the first approved dwelling. In accordance with the Design Manual for Roads
and Bridges VVolume 5, Section 2, Part 2, HD 19/03 and within 12 months from
the date of the occupation of the first dwelling a Stage 4 Road Safety Audit
shall be undertaken and any matters raised to be undertaken on site shall be
submitted to and approved in writing by the Local Planning Authority. An
approved works shall be fully implemented on site prior to the expiry of 3
months from the date of the approval of the Stage 4 Road Safety Audit details.

Reason

To ensure any alterations that might be deemed necessary at a technical stage
are assessed, and all works carried out on site are assessed in accordance with
guidance documentation and any further work required through this assessment
being carried out in the interest of vehicle and pedestrian safety.

(40) As part of the first reserved matters application a scheme at a scale of
1:200 detailing the replacement culverting of the water course from the
mountain across the A48 and below the access road through the site to its
discharge point shall be submitted to and approved in writing by the Local
Planning Authority. The submitted scheme shall include supporting
calculations of pipe sizes, flows and gradients and designed to prevent any
greater flows or discharge rates from the culvert above that of the existing
discharge rates and a Method Statement of how flows will be maintained
through the culvert during the construction of the access road and future details
for the continued maintenance of the culvert during and after construction. The
approved scheme shall be fully implemented on site as approved prior to the
start of construction on any dwelling.

Reason

To avoid possible flooding from water not being controlled along this existing
water course.

(41) As part of the first reserved matters application, full details of any
existing electricity cables and equipment that are proposed to be relocated shall
be submitted to and approved in writing by the Local Planning Authority. The
submitted scheme shall identify the existing and proposed location of the
cables together with the technical specification and methodology for their
relocation. The approved works shall be fully implemented on site prior to the
occupation of any approved dwelling.



Reason

In the interests of residential and visual amenity and to ensure that there would
be no adverse impact upon the existing electricity network.

(42) As part of the first reserved matters application, a highway construction
details scheme shall be submitted to be approved in writing by the local
planning authority, and shall include:

a. All roads having a minimum vertical curve length of 20m along their
entire length.

b. the access road from its junction with Dinas Baglan Road having a
minimum vertical curve length of 20m, after this a maximum gradient of 1 in
8.5 for a distance of 50m, with the access roads after this having a gradient in
accordance with (b) below.

C. Longitudinal sections of the access roads detailing a gradient of a
maximum of 1 in12 and a minimum of 1 in 150.

d. Highway surface water drainage proposal including gulley and
manhole positions, pipe sizes and gradients, ditches, swales, etc., with a
discharge rate equivalent to Greenfield run off rates.

e. Cross sections through the access road every 20 metres including the
full extent of any embankment and drainage ditch/swale.

f. Lighting details along the whole length of the access road designed in
liaison with the authority’s public lighting section.

g. All footways having a maximum gradient of 1 in 12 from Dinas Baglan
Road through out the site.

h. Detailing a vehicle restraint barrier along the access road where it is
elevated carriageway is more than 2m above the existing ground either side or
the bottom of any embankment supporting the road.

I. Any embankment having a maximum gradient of 1 in 2, including
drainage details at the bottom of each embankment.

The scheme as approved shall be constructed on site unless agreed in writing
by the local planning authority.

Reason: To ensure the proposed road constructed is to an adoptable standard
in the interest of highway and pedestrian safety.



(43) Prior to the occupation of any dwelling a travel plan shall be submitted to
and approved in writing by the Local Planning Authority and shall include a
monitoring regime that shall commence from first beneficial use of any
building. Full monitoring shall be undertaken in the 1st, 3rd and 5th year, with
an interim report in the 2nd and 4th year. After five years of operating the first
travel plan, a further travel plan shall be submitted to and approved in writing
by the Local Planning Authority addressing any issues that have failed to
reduce the use of the car and meet the agreed targets set in the travel plan. The
assessment of this travel plan shall continue every five years in accordance
with the above monitoring.

Reason.

In the interests of highway safety and to promote the use of sustainable
transport.

(44) Prior to the occupation of the first dwelling, full details of a Welcome
Pack containing details of a Travel Plan, including timetables of local bus
routes; local facilities such as doctors, dentists, shops, services and amenities;
crime prevention details; energy efficiency and sustainability details, including
water conservation, refuse collection, recycling and composting shall be
submitted to and approved in writing by the Local Planning Authority. A copy
of the approved Welcome Pack shall be provided to the occupiers of each new
dwelling on the date of purchase.

Reason
In the interests of pedestrian and highway safety and residential amenity.

(45) As part of the first reserved matters application, an assessment of the
proposed public open space provision and facilities shall be submitted to and
approved in writing by the Local Planning Authority. The submitted scheme
shall detail the size, location and the details of the facilities associated with all
public open spaces, together with a schedule of works which shall detail when
the proposed facilities will be provided on site. The facilities shall be fully
implemented on site in accordance with the approved details.

Reason

In the interests of the residential amenity of the future occupiers.



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.

The application site is located within the identified settlement where the
principle of development is considered acceptable and there would be no
significant detrimental impact upon the character or appearance of the area or
upon the residential amenity of the occupiers of the adjacent dwellings to such
a degree that would merit the refusal of planning permission of either of these
grounds. Similarly through the imposition of suitability worded conditions the
proposed dwellings would have sufficient amenity for the occupiers of the
future dwellings. There would also be no adverse impact upon the landscape
character or biodiversity of the area or upon the flood risk to the application
site, adjacent third party land or the current land, surface or foul sewers within
the area. In addition conditions could be imposed that would ensure that any
unexpected contamination found to present on site is appropriately dealt with
and that no material brought onto the site in association with the ground works
would bring contamination onto site. As such it is considered that the proposed
development would be in accordance with policies GC1, ENV5, ENV11,
ENV16, ENV17 ENV29, H2, H3, H4, T1, T11 T12 and RO3 of the Neath Port
Talbot Unitary Development Plan.



