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1.0 INTRODUCTION
1.1

Evans Banks Planning Ltd. has been instructed by Meadow Lane (Hirwaun) Ltd to
prepare this Planning, Design and Access Statement to accompany a full planning
application for residential development (35no. units) at land adjacent to Bryngelli
Industrial Estate, Hirwaun.

1.2

This Planning, Design and Access Statement therefore forms part of the submissions
of the application to be considered by the Authority, and provides information on the
following points:


A brief description of the site and surrounding area



A description of the proposed development



Consideration of relevant local planning policy



Accessibility



Character



Community Safety



Environmental Sustainability



Movement to, from and within the development
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2.0 SITE DESCRIPTION
2.1

THE SITE

2.1.1

The application site relates to a parcel of previously developed land measuring
approximately 1.2 hectares (gross), located off Meadow Lane, Hirwaun. Historically
the site has been used for employment purposes (former bakery). Although there is a
disused industrial unit on the application site, all previous structures present on the
former bakery have now been demolished. Photographs 1 and 2 below, give
illustration to the current site.

Photograph 1
2.1.2

Photograph 2

In general, the site is predominantly flat in nature with a slight rising slope at its
southern element. Its perimeters consist of trees/hedgerow to the west and south
adjoining the A465 highway, with metal fencing atypical of that found at industrial
locations sited along its remaining boundaries.

2.1.3

Access to the site is gained via existing points on its northern and eastern
boundaries, leading on to Meadow Lane and the adjoining Bryngelli Industrial Estate
respectively.
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2.2

THE SURROUNDING AREA

2.2.1

The submitted Location Plan illustrates the setting of the application site within
Hirwaun, whilst the OS Map below gives further indication of the application site’s
(red star) location.

Figure 1
2.2.2

The area immediately to the east of the site is characterised by a number of industrial
units at the Bryngelli Industrial Estate. Notwithstanding this, the wider surrounding
area is predominantly characterised by residential properties of varying ages, scales
and designs as shown in the below photographs.

Photograph 3
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Photograph 4

Photograph 5

2.2.3

Photograph 6

As can be seen above at Figure 1, the site is well positioned to the commercial core
of the settlement (High Street), being located within walking distance of all key local
services and community facilities.

2.2.4

Several bus stops are within walking distance of the site. Further details of the site’s
sustainable transport attributes can be found in the accompanying Transport
Statement.

2.2.5

There is a footpath off Caswell Close to the east of the site. This gives access to the
allocated Strategic Site to the South which also hosts football pitches, tennis courts
and all weather sporting facilities.
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2.3

PROJECT DESIGN PARAMETERS AND PRINCIPLES

2.3.1

As a result of the local context and the aspirations of the Applicant for the property,
the following design principles and parameters have influenced the design of the
proposal subject of this planning application:

Density – The proposal represents a balance between making efficient use of
a brownfield site, whilst being respectful and sympathetic position within the
existing urban form the site occupies.



Layout – The proposal has been steered by existing adjoining land uses,
together then by the site’s original topography, landscape and ecological
assets.



Design – The design has drawn from the existing housing stock in terms of
both style and external features.



Scale – The proposal relates to buildings of varying heights and size to offer a
diverse range of residential options.
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3.0 PRE-APPLICATION ENQUIRY
3.1

THE ORIGINAL PROPOSAL

3.1.1

A pre-application enquiry for the proposed development was submitted to the
Authority for consideration on 19th March 2021, assigned the Referecne No.
21/5035/41 for “Proposed redevelopment of land for residential development (35
dwellings)”, plans of which are provided below:

Figure 2
3.1.2

The LPA provided a response to the enquiry on 12th May 2021 and advised the
following.

3.1.3

The LPA highlighted in the case of this proposal that the site is situated within the
defined settlement boundary and within an established built-up area that is located
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within reasonable walking distance of numerous shops and services provided in and
near the main retail area of Hirwaun. The site is also served by regular bus services
to the Principal Town of Aberdare as well as to the neighbouring town of Merthyr,
which both provide opportunities for onward travel to the wider area.
3.1.4

The LPA outlined that whilst the surrounding area is predominantly residential in
character, it is noted the site is located immediately adjacent to a number of
industrial/commercial units at the Bryngelli Industrial Estate and any future application
for residential development would need to demonstrate that the residential use of the
site would not unacceptably conflict with the adjacent industrial commercial site.

3.1.5

The LPA consider Bryngelli Industrial Estate to currently form part of the Council’s
employment landbank, as such they request any future application would need to
accord with Policy AW11, which requires appropriate evidence to demonstrate that
the use of the site has been fully explored without success. Further evidence would
also be required to demonstrate that the development of the site for an alternative
use would not prejudice the adjoining employment land, as such a Marketing Report
accompanies this application.

3.1.6

The LPA noted that whilst there is potential for conflict between the proposed
residential and existing commercial uses (i.e. noise and air quality), it is considered
that any potential impacts in this regard could be reduced by providing adequate
screening and/or by setting the dwellings on this side of the site further in from the
boundary with the industrial units. They requested that any future submission should
be accompanied by reports to address noise and air quality issues, in order to
demonstrate that the two uses can exist side by side without any difficulties. As such
a noise and pollution report accompanies this application.

3.1.7

Based on a proposal for 35 dwellings on a site measuring approximately 1 hectare
(net), a net residential density of approximately 35 dwellings per hectare would be
provided.
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The proposed quantity of 14 affordable housing units is in excess of the requirement
of Policy NSA11 (10% of all developments with 10 or more units). As a result, the
LPA agreed that the proposal complies with the requirements set out in RCT LDP
and the principle of developing the site for residential purposes could be considered
acceptable.

3.1.9

The LPA stated the details submitted with the enquiry demonstrates that the site is
physically large enough to accommodate 35 dwellings of the scale indicated as well
as adequate off-street car parking and amenity space for each dwelling. It was
therefore considered by the LPA the development could integrate well within the
existing settlement.

3.1.10 No comments were received at the time of writing from the Council’s Highways and
Transportation
3.1.11 The Council’s ecologist noted any future planning application will need to include an
ecological re-survey of the site when the disturbed ground has regenerated
sufficiently to assess whether the site regenerates as a habitat that the marsh fritillary
butterfly metapopulation of the SAC might use. Details of the measures to resolve
issues raised in the potential threat and impact sections and full mitigation details, as
identified in the Spectrum Ecology Report would also need to be provided. As a
result, this application is accompanied by further details to address these points.

10

Residential Development – 35 units
Land adjacent to Bryngelli Industrial Estate

July 2021
Meadow Lane (Hirwaun) Ltd

4.0 THE PROPOSED DEVELOPMENT
4.1

The proposal is for the construction of 35 residential units. The following information
therefore provides an overview of the scheme and should be read in conjunction with
the accompanying documentation and drawings.

General Siting and Layout
4.2

The general layout of the site has been steered by a number of on-site and off-site
factors. Its point of access will remain via its northern boundary from Meadow Lane,
albeit with a slightly revised format.

4.3

The proposed layout has taken several factors into consideration during its
formulation including matters of drainage, access, and any ecological interest. It has
also considered the context of the existing settlement’s-built form, the site’s
relationship with it, including pedestrian and cycle linkages. Figure 3 below illustrates
the proposed Site Layout:

Figure 3
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The proposal includes a principal estate road leading through the centre of the site,
with shared driveways leading from it giving access to houses. The scheme also
includes several features to assist with the sustainable management of surface water
that are fully compliant with current regulatory requirements. In addition to these onsite elements, the proposal will also include improvements to Meadow Lane to
facilitate a better means of access to the site for all vehicular and non-vehicular
highway users.

4.5

In terms of housing mix, the proposal includes a mix of house types including flats,
houses and bungalows. The tenure of the proposal will similarly be mixed, with 14 of
the units (Plots 1-8 and 9-14) being affordable in nature (please see accompanying
supporting letter from RHA Wales Ltd). In terms then of the private housing mix, this
is considered to be reflective of the existing urban form of the settlement, whilst
drawing on the Applicant’s own knowledge and research into the local housing
market with regard to demand.

Scale
4.6

The proposal is for 35 residential units, which includes the provision for the following
mix of house types:


8 no. three-bed detached properties (one affordable)



7 no. four-bed properties



10 no. three-bed semi-detached properties (three affordable)



2 no. two-bed bungalows (both affordable)



8 no. one-bed flats (all affordable)

External Finishes
4.7

The finishes for each dwelling and their respective hard and soft landscaping
elements have drawn on the local mixed palette of finishes found within the adjoining
settlement.
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Drainage
4.8

All foul water will be disposed of into the main sewer.

4.9

In line with current surface water disposal regulations, the application proposal will
include a SUDS element. This will consist of a mix of permeable surfaces, water
storage units (butts) and attenuation elements (sunken garden).
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LOCAL PLANNING POLICY

5.0.1 In terms of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the
adopted development plan for the area within which the application site is positioned
is the Rhondda Cynon Taf Local Development Plan (LDP).

5.0.2 On the basis of the above, the following policies are considered of relevance to the
application proposal and therefore have been given full consideration in its
preparation:


Policy CS1 – Development in the North



Policy AW1 – Supply of New Housing



Policy AW2 – Sustainable Locations



Policy AW5 – New Development



Policy AW6 – Design and Placemaking



Policy AW11 – Existing Employment and Retail Uses



Policy NSA3 – Development in the Key Settlement of Hirwaun



Policy NSA10 – Housing Density



Policy NSA11 – Affordable Housing



Policy NSA12 – Development within and adjacent to Settlement Boundaries



Policy NSA16 – Redevelopment of Vacant/Redundant Industrial Sites

5.1

POLICY CS1 – DEVELOPMENT IN THE NORTH

5.1.1

Policy CS1 states that in the Northern Strategy Area, the emphasis will be on building
strong, sustainable communities by following 9 Criteria. It is considered that the
proposal meets all Criteria of relevance. As the site is located within Hirwaun, the
policy promotes residential development at a location that will support and reinforce
the roles of the Principal Towns and Key Settlements.

5.1.2

The proposal provides high-quality affordable accommodation which consequently
promotes diversity in the residential market. As described previously, the site is

14

Residential Development – 35 units
Land adjacent to Bryngelli Industrial Estate

July 2021
Meadow Lane (Hirwaun) Ltd

under-used and previously developed and the proposal would allow for the removal
and remediation of dereliction, promoting an appropriate use for the site accordingly.
5.1.3

It is therefore considered the proposal meets the requirements of Policy CS1.

5.2

POLICY AW1 – SUPPLY OF NEW HOUSING

5.2.1

Policy AW1 outlines that provision will be made for the development of between
14,936-15,386 new dwellings in RCT during the period 2006-2021.

5.2.2

It is noted by the LPA that within the Northern Strategy Area only one allocated
residential site has been completed during the plan period, which consequently has
meant that the allocations within the current plan have not delivered the expected
number of units. This is a worrying trend and therefore the proposed development
represents a solution toward rectifying this issue.

5.2.3

Policy AW1 also states residential development proposal will be expected to
contribute to meeting local and affordable housing needs. This proposal exceeds the
requirement of affordable housing within the County; As a result, it is considered the
proposal complies with Policy AW1.

5.3

POLICY AW2 – SUSTAINABLE LOCATIONS

5.3.1

Policy AW2 emphasises that development should be encouraged in sustainable
locations. Policy AW2 defines sustainable locations as sites that are located within
the defined settlement boundary, that are accessible by a range of sustainable
transport options and that have good access to key services and facilities. The policy
also seeks to ensure developments would not unacceptably conflict with surrounding
uses and that highly vulnerable development (i.e., residential dwellings) are not
located within Zone C2 floodplain.

5.3.2

In the case of this proposal, the site is situated within the defined settlement
boundary of Hirwaun (as shown below), and within an established built-up area that
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is located within reasonable walking distance of numerous shops and services
provided in and near to the main retail area of Hirwaun.

Figure 4
5.3.3

The site is also served by regular bus services to the principal town of Aberdare as
well as to the neighbouring town of Merthyr, which both provide opportunities for
onward travel to the wider area.

5.3.4

It is therefore considered that the proposal complies with Policy AW2.

5.4

POLICY AW5 – NEW DEVELOPMENT

5.4.1

Policy AW5 outlines development proposals will be supported where amenity and
accessibility requirements are met. As mentioned previously, the surrounding area is
primarily residential in nature, it is therefore considered that the proposal’s scale,
form and design would have no unacceptable effect on the character and
appearance of the site and the surrounding area and would be compatible with other
uses in the locality. Due to the layout of the proposal, it is also considered it would
not have a significant impact upon the amenities of neighbouring occupiers.

5.4.2

Consequently, it is considered that the proposal complies with Policy AW5.
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5.5

POLICY AW6 – DESIGN AND PLACEMAKING

5.5.1

Policy AW6 as its title suggests ensures that development does not have an
unacceptable impact on the area’s character and appearance. This is achieved by
ensuring the scale, form and design of developments are appropriate and that they
are of a high standard of design than reinforce attractive qualities and local
distinctiveness. It also ensures the proposal is appropriate to the local context in
terms of siting, scale, height, massing, materials and detailing.

5.5.2

The details submitted demonstrate that the site is physically large enough to
accommodate 35 dwellings of the scale indicated, as well as adequate off-street car
parking and amenity space for each dwelling. The dwellings will be set within
reasonable sized plots with off-street car parking either to the front or side elevations,
which is a similar design and layout found within the surrounding area.

5.5.3

The development will offer a variety of different house types including two-storey
flats, semi-detached and detached properties of single and two-storey scales, with an
appropriate palette of external materials. As such, it is considered that the
development will integrate well within the existing settlement and accordingly meets
the requirements of Policy AW6.

5.6

POLICY AW11 – EXISTING EMPLOYMENT AND RETAIL USES

5.6.1

Policy AW11 states development proposals promoting alternative uses for existing
employment sites and retail units identified with the defined retail centres will be
permitted where the proposal meets a series of Criteria. Policy AW11 requires
appropriate evidence to demonstrate that the use of the site has been fully explored
without success. A Marketing Report conducted by ‘Jenkins Best’ accompanies this
application, which concludes that:

“the prospects for re-developing the subject property for employment purposes are
very limited…the main reasons for this site remaining redundant for the past 3 years
is primarily due to there being no realisable demand from potential occupiers or

17

Residential Development – 35 units
Land adjacent to Bryngelli Industrial Estate

July 2021
Meadow Lane (Hirwaun) Ltd

ambition within the commercial sector to develop this land for industrial/employment
use. As such, we cannot see any reason why this site should be retained for
employment use when there is an identified need/demand for potential residential
development from a developer who is working in conjunction with a local RSL to
deliver circa 35 new dwellings on the site.”

5.6.2

Therefore, the evidence provided is considered to meet the requirements of Policy
AW11.

5.7

POLICY NSA3 – DEVELOPMENT IN THE KEY SETTLEMENT OF HIRWAUN

5.7.1

Policy NSA3 provides details on housing proposals and sets out schemes for
residential development within Hirwaun will be permitted where the development
meets seven forms of Criteria.

5.7.2

It is considered the proposal meets all Criteria of relevance as it is of a high standard
of design that integrates positively with existing development. It also promotes
accessibility to services by a range of sustainable modes of transport due to its
sustainable location. As demonstrated within the accompanying ecological survey,
the proposal does not adversely affect sites of conservation importance. Finally, the
scheme does not result in the loss of local retail or community facilities and does not
result in the loss of important open space within the settlement.

5.7.3

In view of the above, it is considered the proposal complies with Policy NSA3.

5.8

POLICY NSA10 – HOUSING DENSITY

5.8.1

Policy NSA10 seeks to ensure that proposals for residential development in the
Northern Strategy Area have a net residential density of at least 30 dwellings per
hectare. Based on the proposal for 35 dwellings on a site measuring approximately
1.2 hectares gross, a net residential density of approximately 35 dwellings per
hectare would be provided. It is therefore considered that the proposal complies with
Policy NSA10.
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5.9

POLICY NSA11 – AFFORDABLE HOUSING

5.9.1

Policy NSA11 requires developments of 10 units or more to provide at least 10% of
the units as affordable housing. Details submitted include the provision for 14 units of
affordable housing to be provided. This is in excess of the 10% requirement, and
accordingly the proposal complies with Policy AH1.

5.10

POLICY NSA12 – DEVELOPMENT

WITHIN AND

ADJACENT

TO

SETTLEMENT

BOUNDARIES
5.10.1 Policy NSA12 states development in the Northern Strategy Area will be permitted
within the defined settlement boundaries where it meets a series of Criteria. As can
be seen from the extract of the Proposals Map (above at Figure 4), the site is within
and is well related to the existing defined Development Limits for Hirwaun.

5.10.2 It is not considered that the proposal will adversely affect the provision of open space
as it is a brownfield, previously developed, parcel of land. It is not considered the
proposal will adversely affect the highway network; it will in-fact enhance the highway
network with the widening of Meadow Lane. The site is also accessible to local
services by a range of transport modes or by modes of active travel. The proposed
development will not adversely affect the provision of car parking in the surrounding
area as sufficient parking is included as part of the proposal.
5.10.3 In view of the above it is considered the proposal meets the requirements of Policy
NSA12.

5.11

POLICY NSA16 – REDEVELOPMENT OF VACANT/REDUNDANT INDUSTRIAL SITES

5.11.1 Policy NSA16 supports proposals for the conversion or re-development of redundant
and/or vacant industrial sites where the development would be compatible with other
uses in the locality and would have no significant adverse impact on the amenities
enjoyed by local residents. It also supports the re-development of derelict, unsightly,
underused and vacant land which would have a positive effect in regeneration terms.
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5.11.2 It is considered that this Policy is of relevance as the application site is a vacand and
redundant industrial site where there will not be any potential impact between the
proposed residential and existing commercial uses. As requested by the LPA within
their response to a pre-application enquiry, a noise and air quality impact assessment
accompanies this application to demonstrate the two uses can exist side by side
without any difficulties ensuring compliance with Policy NSA16.
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6.0 ACCESSIBILITY
6.1

ACCESSIBILITY

6.1.1

All-inclusive design issues identified have been addressed wholly in compliance with
the requirements of the Disability Rights Commission Code of Practice “Rights of
Access: Services and Premises” and Part M of the Building Regulations, where
applicable. Thereafter full compliance will be maintained in perpetuity.

6.1.2

The site is positioned off Meadow Lane with no discernible differences in ground level
from the main entrance to the proposed public highway.

6.2

MOVEMENT TO, FROM AND WITHIN THE DEVELOPMENT

6.2.1

The application site is located within Hirwaun with its community facilities and local
services, all of which are located within walking distance of the site. A number of bus
stops are located close to the application site, all served by regular bus services
providing frequent access to the wider area of the County.

6.2.2

As a result of the above, the application site will be able to fully promote the use of
public transport and discourage the use of the private motor car.
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7.0 CHARACTER
Landscape Design
7.1

The application proposal has sought to strike a balance within the urban settlement.
The proposal is of modest density appropriate to the site’s capacity. Hard and soft
landscaping will be incorporated where appropriate, as detailed on the accompanying
drawings.

Scale
7.2

The proposal is for 35 residential units which includes the provision for the following
mix of house types:


8 no. three-bed detached properties (one affordable)



7 no. four-bed properties



10 no. three-bed semi-detached properties (three affordable)



2 no. two-bed bungalows (both affordable)



8 no. one-bed flats (all affordable)

Number
7.3

The design objective is to provide a density and form that is representative of the
site’s position and size, discussed above, therefore the proposal is for 35 dwellings.

Layout of Development
7.4

The layout of the proposed development has been steered by several factors
including the Site’s topography, its physical attributes, ecological/arboriculture assets
and proposed point of access. As a result, the proposal represents a logical layout
that is sympathetic to both its immediate and wider setting, whilst also securing high
level of legibility for both residents of and visitors to the site.
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Appearance
7.5

As detailed previously, the proposal has drawn on the existing form of existing
developments in the surrounding area in terms of its general design approach and
external finishes. This then combined with the aforementioned approach to both
density and landscaping ensures the proposal is harmonious with all adjoining land
uses from an appearance perspective.
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8.0 COMMUNITY SAFETY
8.1

The layout of the proposed development is such that each new dwelling will promote
and secure a sense of natural surveillance.
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9.0 ENVIRONMENTAL SUSTAINABILITY
Landscaping/Townscape Setting
9.1

As detailed above, the sensitive design of each of the elements of the application
proposal has ensured that the immediate and wider setting of the surrounding land
uses are not harmed in any way.

Biodiversity and Local Environment
9.2

As detailed in the accompanying information, the proposal will have no detrimental
impact on biodiversity or ecological interests.

Energy Efficiency/Carbon Reduction
9.3

The following measures will be undertaken where possible to maximise energy
efficiency and carbon reduction of the dwellings themselves and during their
construction:


Maximise use of daylight in key rooms through fenestration



Use of local suppliers and labour wherever possible



Use local recycled products wherever possible



The dwellings will be insulated to current targets



Energy efficient internal and external lighting units will be installed.

Water
9.4

We understand that a mains supply will be utilised. In line with this, we would propose
that the domestic water and heating system of the dwelling be designed to reduce
domestic water wastage, through a range of measures including low water
consuming fittings in the bathroom and kitchen.
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Waste Management
9.5

We understand that the residential units will have access to domestic recycling
facilities. We understand that a connection will be made to the public sewer for the
disposal of foul waste.
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10.0 CONCLUSION
10.1

The proposed development represents an opportunity to provide residential
development on previously developed land on a site which is redundant, vacant and
underused within Hirwaun.

10.2

The evidence within the Marketing Report demonstrates that the prospects of redeveloping the application site for employment purposes are very limited. Although
the site is identified as part of a former industrial estate it is considered that the
surrounding area is primarily residential in nature, close to numerous facilities and
amenities, ensuring the proposed development is appropriate to its surroundings.

10.3

The application proposal has been influenced by several factors, particularly the site’s
proximity to existing residential development. As a result, the proposal, and its
individual elements, have been designed to ensure they are fit for purpose and
sympathetic to the general townscape.

10.4

The proposal represents a respectful and sympathetic development scheme which
will have no detrimental effect on adjoining land uses, and therefore, adheres to the
requirements of all relevant elements of both national and local planning policy. It is
therefore respectfully requested that planning permission be granted for the proposed
development.
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