
SECTION A – MATTERS FOR DECISION 
 
Planning Applications Recommended For Approval 

 

APPLICATION NO: P2020/0406 DATE: 14/05/2020 

PROPOSAL: Proposed part change of use of shop (Use Class A1) and 
first floor flat (Use Class C3) to a five-person House of 
Multiple Occupation (HMO) (Use Class C4), together with 
alterations to fenestration to main building and 
outbuilding 

LOCATION: 50 Commercial Road, Taibach SA13 1LG 

APPLICANT: Mr Job Gutteling 

TYPE: Full Plans 

WARD: Taibach 

 
BACKGROUND INFORMATION 
 
This application was requested by Cllrs Taylor (Ward Members) on 
05/06/2020 to be determined at Planning Committee due to concerns 
with regard to the effect such proposals would have on the character of 
the area, the additional demands that a HMO would create situated in the 
retail centre, and lack of parking provision. 
 
The ‘call-in’ Panel agreed that the application be determined at Planning 
Committee on the requested grounds. 
 
SITE AND CONTEXT 
 
The application site is located at 50 Commercial Road, Taibach. 
 
The application site comprises a two-storey mid-terraced property 
currently used as a retail premises on the ground-floor with first-floor flat 
above. There is a two-storey detached outbuilding at the rear of the 
property.  
 
The site is bounded by Commercial Road (A48) to the north, a Post Office 
with accommodation above to the east, a rear access lane to the south 
and a hot-food take-away with accommodation above to the west. The 
site is located within the Taibach District Centre, as defined by Policy 
R2/1. 
 



DESCRIPTION OF DEVELOPMENT 
 
This is a full planning application for the part change of use of the existing 
shop (Use Class A1) and first floor flat (Use Class C3) to a five-person 
House of Multiple Occupation (HMO) (Use Class C4), together with 
alterations to fenestration to main building and outbuilding. 
 
It is noted from the plans that the existing ground-floor comprises a retail 
unit (approximately 86.9m2 floor-space) at the front part, with office, lobby 
and outdoor WC to the rear. To the first-floor there is an existing 2-
bedroom flat with outdoor decking. Within the rear yard there is a two-
storey outbuilding comprising garage at ground-floor with pull-down stairs 
to a storage area above. 
 
The proposed works involve the part change of use of the ground-floor 
from retail to HMO to create an access corridor through the former retail 
area (retaining approximately 50.5m2 of floor-space), together with the 
creation of a new kitchen, lounge and bathroom area serving the new 
HMO.  A new office and WC would also be created for the retail element.  
 
To the first-floor internal alterations would create 5-bedrooms within the 
HMO plus a shower-room. There will also be minor alterations to the 
existing fenestration, and the removal of the outside decking area. 
 
In respect of the existing outbuilding it proposes to retain part of the 
ground-floor as a car parking space, with the remainder turned into a 
secure bike and bin store (with new access door from the rear), with 
storage area to be retained on the first-floor. 
 
All plans / documents submitted in respect of this application can be 
viewed on the Council’s online register. 
 
NEGOTIATIONS 
 
Not Applicable. 
 
PLANNING HISTORY 
 
The application site has the following relevant planning history: - 
 

 P1979/2599 
Change of Use – Office to Shop. Approved 
11/07/79. 

 

http://appsportal.npt.gov.uk/ords/idocs12/f?p=Planning:2:0::NO::P2_REFERENCE:P2020/0406


CONSULTATIONS 
 
Head of Engineering & Transport (Highways): No objection. 
 
Air Quality Section: No objection. 
 
Environmental Health Section: No objection. 
 
Contaminated Land Section: No objection, subject to a condition. 
 
Natural Resources Wales: No objection. 
 
REPRESENTATIONS 
 
The neighbouring properties were consulted on 14/05/2020 with a site 
notice also displayed on 14/05/2020. 
 
In response, to date 1 no. representation has been received, with the 
issues raised summarised as follows: - 
 

 Concerns over the introduction of an HMO in a commercial area – 
especially as they cause problems with neighbour nuisances, 
rubbish dumping etc. 

 Concerns with 5 separate tenants sharing facilities. 

 Concerns regarding parking, which is already difficult, for another 
5 users (and potentially partners) could mean an additional 10 cars. 

 Concerns regarding potential overlooking – particularly from the 
first-floor window to the outbuilding, which could also result in 
people throwing items into the neighbouring property. 

 
REPORT 
 
The Well-being of Future Generations Act (Wales) 2015 places a duty on 
the Council to take reasonable steps in exercising its functions to meet 
its sustainable development (or wellbeing) objectives. This report has 
been prepared in consideration of the Council’s duty and the “sustainable 
development principle”, as set out in the 2015 Act. In reaching the 
recommendation set out below, the Council has sought to ensure that the 
needs of the present are met without compromising the ability of future 
generations to meet their own needs. 



 
National Planning Policy: 
 
Planning Policy Wales (Edition 10) was extensively revised and 
restructured at the end of 2018 to take into account the themes and 
approaches set out in the Well-being of Future Generations (Wales) Act 
2015, and to deliver the vision for Wales that is set out therein.  
 
PPW10 takes the seven Well-being Goals and the five Ways of Working 
as overarching themes and embodies a placemaking approach 
throughout, with the aim of delivering Active and Social Places, 
Productive and Enterprising Places and Distinctive and Natural Places. It 
also identifies the planning system as one of the main tools to create 
sustainable places, and that placemaking principles are a tool to 
achieving this through both plan making and the decision making 
process. 
 
PPW is supported by a series of more detailed Technical Advice Notes 
(TANs), of which the following are of relevance: - 
 

 Technical Advice Note 12: Design  

 Technical Advice Note 15: Development and Flood Risk 
 
Local Planning Policies 
 
The Development Plan for the area comprises the Neath Port Talbot 
Local Development Plan which was adopted in January 2016, and within 
which the following policies are of relevance: 
 
Strategic Policies: 
 

 Policy SP7 Housing Requirement 

 Policy SP12  Retail 

 Policy SP20 Transport Network 
 
Topic Based Policies: 
 

 Policy SC1 Settlement limits 

 Policy SC2  Protection of Existing Community Facilities 

 Policy R2  Proposals Within Retail Centres  

 Policy TR2  Design and Access of New Development  

 Policy BE1  Design  

https://gov.wales/sites/default/files/publications/2019-02/planning-policy-wales-edition-10.pdf
https://gov.wales/technical-advice-notes
https://www.npt.gov.uk/7328
https://www.npt.gov.uk/7328
file://///decs-fs1/decsgroup/Planning%20Management/Steve/OFFICER%20REPORTS%20PROJECT/Policy%20SP7%09Housing%20Requirement%09https:/www.npt.gov.uk/PDF/ldp_written_statement_jan16.pdf%23PAGE=53
https://www.npt.gov.uk/PDF/ldp_written_statement_jan16.pdf#PAGE=65
https://www.npt.gov.uk/PDF/ldp_written_statement_jan16.pdf#PAGE=83
https://www.npt.gov.uk/PDF/ldp_written_statement_jan16.pdf#PAGE=38
https://www.npt.gov.uk/PDF/ldp_written_statement_jan16.pdf#PAGE=38
https://www.npt.gov.uk/PDF/ldp_written_statement_jan16.pdf#PAGE=66
https://www.npt.gov.uk/PDF/ldp_written_statement_jan16.pdf#PAGE=84
https://www.npt.gov.uk/PDF/ldp_written_statement_jan16.pdf#PAGE=87


 
Supplementary Planning Guidance: 
 
The following SPG is of relevance to this application: - 
 

 Parking Standards (October 2016) 

 Design (July 2017) 
 
Issues 
 
Having regard to the above, the main issues to consider in this application 
relate to the principle of the development at this location, together with 
the impact on the visual amenity of the area, the amenities of 
neighbouring residents and highway safety. 
 
Principle of Development 
 
Background Information  
 
As background, it is of note that in February 2016 the Welsh Government 
introduced changes to the Town and Country Planning (Use Classes) 
Order to create a new use class for Houses in Multiple Occupation (HMO) 
(Class C4). The Use Class C4 in broad terms covers shared houses or 
flats occupied by between three and six unrelated individuals who share 
basic amenities, such as the proposals set out within this submission. 
 
The change to the Use Classes Order therefore served to bring the 
change of use of dwellings (which fall in Class C3) to HMO’s within the 
control of Planning Authorities by making such changes subject to 
planning permission.  The reason for the change in the Use Class Order 
followed a recognition that, in some parts of the Country, the number of 
HMOs within an area was having an adverse impact upon the character 
of an area.  
 
Having regard to the above, it is acknowledged that concentrations of 
HMOs can, in some instances, lead to a range of cultural, social and 
economic changes in a community and that high concentrations have the 
potential to create local issues. The Council does not, however, have any 
specific local Policies aimed at preventing the spread of HMOs at 
present. This is due largely to the absence of any significant historical 
issue in the area, and the introduction of the C4 Use Class post adoption 
of the LDP. 
 

https://www.npt.gov.uk/PDF/spg_parking_standards_oct16.pdf
https://www.npt.gov.uk/media/7237/spg_design_july17.pdf


Evolving National Policy Context 
 
Welsh Government has issued Planning Policy Wales Edition 10 in 
December 2018 in a substantially revised form developed around the 
goals embodied in the Well-being of Future Generations (Wales) Act 
2015.  
 
This includes a significant emphasis on placemaking and the creation of 
sustainable places and their role in improving the wellbeing of 
communities.  Indeed, PPW10 emphasises that one of the “Key Planning 
Principles” is “Creating & sustaining communities”, noting that: 
 
“The planning system must work in an integrated way to maximise its 
contribution to well-being. It can achieve this by creating well-designed 
places and cohesive rural and urban communities which can be 
sustained by ensuring the appropriate balance of uses and density, 
making places where people want to be and interact with others. Our 
communities need the right mix of good quality/well designed homes, 
jobs, services, infrastructure and facilities so that people feel content with 
their everyday lives.” 
 
It goes further to add that Social Considerations include: 
 

 who are the interested and affected people and communities;  

 how does the proposal change a persons way of life, which can 
include:  

o how people live, for example how they get around and access 
services;  

o how people work, for example access to adequate employment;  
o how people socialise, for example access to recreation 

activities; and  
o how people interact with one another on a daily basis  

 who will benefit and suffer any impacts from the proposal;  

 what are the short and long-term consequences of the proposal on a 
community, including its composition, cohesion, character, how it 
functions and its sense of place; and 

 how does the proposal support development of more equal and more 
cohesive communities.  

 
When referring to housing (at 4.2.1), PPW also emphasises the need for 
Councils to “make informed development management decisions that 
focus on the creation and enhancement of Sustainable Places”. In this 
regard, it is considered that Planning has an important role in ensuring 

https://gov.wales/sites/default/files/publications/2019-02/planning-policy-wales-edition-10.pdf


not only that new development creates places, and communities, but also 
that existing communities are protected and enhanced, and that cohesive 
communities are retained.  
 
Evolving Local Context 
 
Although it is emphasised that it is not directly relevant to this Authority 
or its decisions, it is also of note that the City & County of Swansea (CCS) 
adopted its LDP in February 2019, which now includes a HMO Policy, 
accepted by the LDP Inspectors, and based on local background 
evidence, notably a report by an independent company called Lichfields. 
 
That background evidence report, while focussing on CCS, is 
nevertheless of relevance insofar as it identifies the wider national 
context.   
 
That report notes that: - 
 

 HMOs represent an efficient use of building resources, where a single 
house can be fully utilised to provide accommodation for multiple 
people. 

 Notwithstanding their positive contributions and important socio-
economic role, areas with high densities of HMOs can also be 
characterised by problems with community cohesion, higher levels of 
noise and waste complaints, and place a strain on services. 

 The positive impacts of HMOs are realised and, with rising pressures 
from the increased number of students, the need for affordable and 
flexible housing tenancies, and the changes to Housing Benefit, their 
role within the housing market is increasingly important. 

 
The analysis undertaken by Lichfields identified a correlation between 
areas with high densities of HMOs and community cohesion issues. 
These negative impacts were summarised as: 
 
1.  Higher levels of transient residents, fewer long term households 

and established families, leading to communities which are not 
balanced; 

 
2.  Isolation for the remaining family households in areas with very high 

concentrations of HMOs; 
 



3.  Reduction in provision of community facilities for families and 
children, in particular pressure on the viability of schools through 
falling rolls; 

 
4.  Issues of anti-social behaviour, noise, burglary and other crime; 
 
5.  Increased pressure regarding on-street parking, although this might 

be expected in City Centre fringe locations; 
 
6.  Reduction in the quality of the local environment and street scene 

as a consequence of increased litter, lack of suitable refuse 
storage, refuse left on the street, fly tipping, increased levels of 
housing disrepair in the private rented sector, and high numbers of 
letting signs. 

 
As a consequence of this research, CCS now has an adopted HMO 
Policy in their LDP. However, the complexity of assessing whether any 
proposed change of use has a harmful impact on local character or 
community cohesion is demonstrated by the varying criterion in their 
Policy, which includes a requirement (outside of their HMO Management 
areas – these being existing areas of high HMO concentration) for any 
proposal not to result in more than 10% of all residential  properties within 
a 50m radius of the proposal being HMOs, and within ‘small streets’ for a 
proposal to not “create a disproportionate over-concentration of HMOs 
within that street”. In addition to specifying % rates within designated 
areas, the policy also requires an assessment of whether the 
development would have an unacceptable adverse impact caused by 
noise nuisance and general disturbance.  
 
The supporting text to their Policy is also relevant to a wider 
understanding of the issue, insofar as it emphasises that there is a need 
for future HMO provision to be managed sustainably in the interests of 
fostering cohesive communities, including avoiding instances of over-
concentration of HMO properties to the detriment of residential amenity 
and community balance. These objectives are equally pertinent to 
consideration of this application. 
 
It also emphasises that “National research has identified that 10% is a 
general ‘tipping point’ beyond which the evidence indicates that a 
concentration of HMOs can begin to have an adverse impact on the 
character and balance of a community. This tipping point is described as 
a threshold beyond which a community can ‘tip’ from a balanced position 



in terms of demographic norms and impacts, towards a demographic that 
is noticeably more mixed in terms of shared and family households.  
 
Assessment of Current Application 
 
While it is again emphasised that the CCS Policy context described 
above is not directly relevant to this assessment, the approach itself is 
considered to have merit insofar as it is an evidence-based approach that 
provides a robust rationale for applying a 10% threshold for all areas 
outside their HMO Management Area. This does not mean, however, that 
anything over 10% is unacceptable or harmful as a matter of principle - 
given the need to still demonstrate the harm of such concentrations and 
the absence of a policy within NPT.  
 
In the absence of a HMO Policy, this application has to be determined in 
line with current LDP Policies. In this respect, it is emphasised that the 
application site is located within the settlement limits defined by Policy 
SC1 of the LDP and therefore the principle of residential development 
(albeit a Class C4 HMO use as part of a mixed retail use rather than a 
Class C3 dwelling house) would be acceptable subject to an assessment 
of its general impacts. This includes consideration of any potential wider 
impacts on local character and social / community cohesion created by 
Class C4 uses, as well as other amenity / highway issues. 
 
The wider assessment of the principle, however, should have regard to 
the Local and National context described earlier, and it is especially 
notable that there is a need for this Authority to ensure that the years 
where there is a ‘policy vacuum’ between the adoption of our current LDP 
(in January 2016) and conclusion of the review (commencing 2020 and 
adoption in 2024) is not taken advantage of by developers to the extent 
that applications are progressed incrementally to the point where the 
character and cohesion of the local area could be irreparably harmed. 
 
Within this context, based on the information accessible to the Council, 
whilst there are 9 properties along the length of the street/block within 
which the application site is located, none of them are currently occupied 
as HMOs. It should be noted that Policies or SPGs adopted by other 
authorities, including Swansea, have referred to a 50m buffer zone being 
drawn around the application site and a requirement for consideration of 
the number of HMOs within that zone. In this case there are no other 
known HMOs within the zone (as shown on the plan below). 
 



 
 
Having regard to the guidance in PPW (4.2.1), which emphasises the 
need for Councils to “make informed development management 
decisions that focus on the creation and enhancement of Sustainable 
Places”, it is considered that Planning has an important role in ensuring 
not only that new development creates places, and communities, but also 
that existing communities are protected and enhanced, and that cohesive 
communities are retained.   
 
In this respect, while it is noted that there is often concern in the local 
community about the potential impact of HMOs on local character and 
social cohesion, there is no known HMO issue in this area, such that even 
in the absence of a specific HMO Policy within the LDP, there are no 
grounds to refuse this application relating to the impact on local character 
or community cohesion. 
 



Turning to Policy R2 specifically, it is noted that the application site is 
located within the Taibach District Centre. Policy R2 would therefore 
apply. This Policy states: 

“1. Within the designated retail centres, uses that would enhance the 
vitality, viability and attractiveness of the centre, including uses in classes 
A and D will be permitted where: 

(a) The proposal integrates with and strengthens the layout, retail 
character and pedestrian flows of the centre; and 

(b) Does not prejudice the effective use of upper floors; and 

(c) Maintains a vibrant and attractive shopping street frontage. 

2. Proposals for the redevelopment or conversion within a retail centre of 
retail, commercial, leisure or community premises to ground floor uses 
not complying with point 1 of this policy will only be permitted where: 

(a) It is demonstrated that the existing use is no longer viable or 
appropriate in the location; and 

(b) The proposal would not result in the loss of a supermarket, shop, 
café or public house which is important in terms of providing facilities 
to serve the community; 

Or: 

(c) The proposal would result in the redevelopment of derelict, 
unsightly, underused and vacant land / premises for alternative uses 
which would have significant social, community or regeneration 
benefits. 

3. Within the designated Primary Shopping Streets in Neath and Port 
Talbot town centres, ground floor uses other than Class A1 (Shops) will 
only be permitted where: 

(a) The proposal falls within Class A2 (Financial and Professional 
Services) or Class A3 (Food and Drink); and 

(b) The proposal does not result in the over-dominance of any non-
A1 use; and 

(c) The proposal on its own and/or in combination with other 
proposals and commitments does not lead to: 



(i) A material adverse effect on the retail function of the Primary 
Shopping Streets; or 

(ii) A material reduction in the number and distribution of shop 
premises within the retail frontage that it will occupy and within 
the Primary Shopping Streets as a whole. 

 
4. Within the district and local retail centres, proposals that would result 
in the over dominance of one use to the detriment of the vitality, viability 
and attractiveness of the retail centre will be resisted”. 
 
The proposal includes works affecting an existing retail unit within a 
designated retail centre. The Policy states that such proposals will only 
be permitted where the existing use is no longer viable and would not 
result in the loss of a super market/shop or other such community facility.  
 
The Business Rates Section has confirmed that the retail element has 
been closed since 31st August 2017. Although the proposal would result 
in the reduction in retail area from 86.9m2 to 50.47m2 (36.4m2 reduction) 
as the retail element will be retained as part of the proposal and 
enhanced with an improved office and W/C and refurbished shop-front, it 
is considered that the proposal would not proposal to create an HMO to 
the rear of the currently-vacant shop and at the first-floor would comply 
with the requirements of Policy R2 and is therefore acceptable in terms 
of this Policy. 
 
Finally, in respect of Policy SC2 (Protection of Existing Community 
Facilities), it should be noted that there would be a small reduction in the 
retail floor-space. However, as the A1 use (which is currently vacant and 
has been since 2017) would be retained on the ground-floor, it is 
considered that there would not be a loss of a facility and as such, the 
proposal would comply with the requirements of this Policy. 
 
Impact on Visual Amenity 
 
It is noted that the proposal would enhance the appearance of this 
property, which is currently vacant (and has been since 2017), with 
replacement windows and a refurbished shop-front etc. Furthermore, 
there would be minor changes to the fenestration to the rear elevation to 
facilitate the conversion, as well as the introduction of a new access door 
to the rear elevation of the outbuilding. In this respect, it is considered 
that the overall proposal would not have a detrimental impact upon the 
character and appearance of the surrounding area or street-scene. 



 
Impact on Residential Amenity 
 
In respect of potential overlooking, it is noted that the only additional 
(new) window would serve the first-floor shower-room. However, as that 
would face into the existing rear extension of Number 48 (which has no 
windows), it is considered that the proposal would not result in any 
unacceptable overlooking issues over and above that currently 
experienced. 
 
With regards to potential overbearing and overshadowing, it is noted that 
no new extensions would be constructed and, in fact, the proposal would 
result in the demolition of the existing outside W/C structure. It is 
therefore considered that the overall development would not create any 
unacceptable overbearing or overshadowing issues. 
 
Turning to potential noise and disturbance, whilst it is acknowledged that 
the use of the property will be for up to 5 persons, this number is not 
significantly different to that of many houses which are occupied by 
families. It is therefore considered that the noise and disturbance 
associated with the comings and goings to and from the property are 
unlikely to be different when compared to a family property. Accordingly, 
it is considered that the proposed five-bed HMO would not lead to 
unacceptable levels of noise, disturbance or nuisance that would warrant 
refusal of this application on such grounds.  
 
In light of the above it is considered that there are no justifiable grounds 
to refuse planning permission on residential amenity grounds, having 
particular regard to the fact that if any such issues arise in the future, 
these can be addressed by the Environmental Health Section under their 
statutory nuisance powers. 
 
Parking and Access Requirements and Impact on Highway Safety 
 
It is noted that the existing property comprises a ground-floor retail unit 
with 2-bedroom flat above. The existing car parking requirements (as 
quoted within the Parking Standards SPG for Zone 3) would therefore be 
1 commercial space and 2 non-operational spaces for the retail element 
(1 space per 60m2), and 1 space per bedroom for the flat (which would 
be 2 spaces). The total requirement for the proposal would therefore be 
5 spaces. Notwithstanding this however, it is noted that there is currently 
only 1 accessible parking space on site within the existing 
outbuilding/garage. It is noted that the proposed use would require 1 



commercial space and 1 non-operational space for the retail element 
(due to the reduction in floor-space), and 1 space per bedroom for the 
HMO (up to a maximum of 3). The total for the proposed use would 
therefore be 5 spaces. However, in line with the current use, only 1 
parking space is proposed within the existing garage. However, a new 
cycle and bin store is also proposed within this building. 
 
The Head of Engineering and Transport (Highways Section) has 
assessed the proposal and offers no objection to the development. This 
is on the basis that the proposal is in an area with existing Traffic 
Regulation orders, minimising on street space for residents, whilst 
maximising the limited space for retail use. They also note that the 
application site is in a highly sustainable location. Given the likely low car 
ownership for residents in HMOs and the implementation of ‘green travel’ 
cycle provision as part of this proposal, as well as the fact that the existing 
and proposed uses would generate the same parking requirements, it is 
therefore considered that the overall proposal would be acceptable in 
terms of highway and pedestrian safety.  
 
Flood risk / Drainage 
 
It should be noted that the application site is located in a C2 flood zone. 
A Flood Consequences Assessment has been submitted in support of 
the application. This has been assessed by Natural Resources Wales 
who offer no objection to the proposal. However, they do note that the 
site is entirely within Zone C2 of the Development Advice Map (DAM) 
contained in TAN15 and partially within the 1% (1 in 100 year) and 
entirely within the 0.1% (1 in 1000 year) annual probability flood outlines. 
They also note that the building already includes a highly vulnerable use, 
however, the proposal will bring more people into area of flood risk by 
changing the use from one first-floor flat to a HMO for a minimum of five 
people. They have therefore stated that it would be for the LPA to 
determine whether the risks and consequences of flooding can be 
acceptably managed in accordance with TAN15.  
 
Having regards to the tests in Technical Advice Note 15, particularly 
relating to regeneration for the re-development of this vacant property 
located within a District Centre, and given the fact that there is no change 
in vulnerability at the property between the existing and proposed uses, 
the proposal is considered acceptable in terms of flood risk. 
Nevertheless, suitably worded conditions will be imposed on the 
application requiring flood warning and evacuation signs to be displayed 



at the property, and requiring the property sign-up to NRW’s Flood 
Warning Service. 
 
Contaminated Land 
 
It should be noted that the site has been identified as potentially 
contaminated land. However, as the Contaminated Land Unit offers no 
objection to the proposal, subject to a condition regarding unexpected 
contamination, it is considered that existing and future users of the site 
would not be adversely affected by ground contamination in terms of 
exposure to pollution. 
 
Other Matters 
 
As identified earlier in this report, a number of objections were received 
in response following the publicity exercise. In response to the main 
issues raised, which have not been addressed elsewhere in this report, 
the following comments are made: 
 

 In respect of the concerns relating to the introduction of an HMO in a 
commercial area as they can cause neighbour nuisances, it should be 
noted that, while potentially more intensive, that an HMO would be 
akin to a residential use and would therefore be acceptable in 
principle. 

 With regards to the concerns relating to the number of tenants sharing 
the facilities it should that the Environmental Health Officer has 
assessed that proposal and notes that the submitted plans show that 
the proposed HMO has sufficient space and shared amenities to 
accommodate up to 5 persons, and the fire safety provisions detailed 
on the plans are comprehensive and in line with current requirements 
for a House in Multiple Occupation. Provided that a suitably worded 
condition limiting the occupants to 5 is imposed on the application it is 
therefore considered acceptable. 

 Finally, with regards to the concerns regarding overlooking these have 
been address in the report above. In respect of the first-floor window 
to the side of the outbuilding it should be noted that this is existing and 
would remain the same as part of this proposal. As no habitable 
accommodation is proposed within the outbuilding it is considered that 
there would be no unacceptable issues from this window over and 
above those currently experienced. 

 
 
 



CONCLUSION 
 
The decision to recommend 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 Development Plan 
comprises the Neath Port Talbot Local Development Plan (2011–2026) 
adopted January 2016. 
 
It is considered that the proposed development would not have a 
detrimental impact upon residential amenity or upon the character and 
appearance of the surrounding area/open countryside, and there would 
be no adverse impact upon highway and pedestrian safety. Hence, the 
proposed development would be in accordance with Policies SC1, SC2, 
R2, TR2 and BE1 of the Neath Port Talbot Local Development Plan.  
 
It is further considered that the decision complies with the Council’s well-
being objectives and the sustainable development principle in 
accordance with the requirements of the Well-being of Future 
Generations (Wales) Act 2015. 
 
 
RECOMMENDATION – Approve with Conditions 
 
Conditions:-  
 
Time Limit Conditions 
 
 1 The development shall begin no later than five years from the date 

of this decision.  
  
 Reason:  
 To comply with the requirements of Section 91 of the Town and 

Country Planning Act 1990. 
 
List of Approved Plans 
 
 2 The development shall be carried out in accordance with the 

following approved plans and documents:  
 Dwg. No. 01 - Existing Plans. 
 Dwg. No. 02 - Existing Elevations and Section. 
 Dwg. No. 03 - Proposed Plans. 



 Dwg. No. 04 - Proposed Elevations and Section. 
 Flood Consequences Assessment (May 2020). 
  
 Reason:  
 In the interests of clarity. 
 
Pre-Commencement Conditions 
 
 3 Prior to the first beneficial use of the HMO hereby approved, the car 

parking, cycle and bin storage, as detailed on Dwg. No. 03, shall be 
fully implemented on site, and retained as such thereafter. 

  
 Reason: 
 In the interest of highway and pedestrian safety, Green Travel and 

residential amenity and to comply with Policies TR2 and BE1 of the 
Neath Port Talbot Local Development Plan. 

 
 4 Prior to the first beneficial use of the HMO hereby approved Flood 

Warning and Evacuation Signs shall be clearly displayed throughout 
the property advising tenants of emergency procedure during an 
extreme flood event, and these shall be retained on display 
thereafter. In addition, the property shall be registered with Natural 
Resources Wales Floodline Warning Service on Tel: 0345 988 1188. 

  
 Reason: 
 In the interest of the occupiers of the proposed HMO as it is located 

within a C2 Flood Zone and to comply with the requirements of Policy 
BE1 of the Neath Port Talbot Local Development Plan. 

 
Action Conditions 
 
 5 The materials to be used in the construction of the external surfaces 

of the development hereby permitted when making good shall match 
those used in the existing building.  

  
 Reason: 
 In the interest of the visual amenity of the area and to ensure the 

development complies with Policy BE1 of the Neath Port Talbot 
Local Development Plan. 

 
 6 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, and to 
ensure compliance with Policies SP16 and EN8 of the Neath Port 
Talbot Local Development Plan. 

 
Regulatory Conditions 
 
 7 The House of Multiple Occupation hereby approved shall be 

occupied by a maximum of 5 people only. 
  
 Reason: 
 In the interest of clarity, and to ensure compliance with the Town and 

Country Planning (Use Classes) Order 1987 as amended, and 
Policy BE1 of the Neath Port Talbot Local Development Plan. 

 
 
                                                                         


