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 Ward: Penyrheol - Area 1 

Location: Land West Of Gower View Road And North Of Brynafon Road, 
Penyrheol, Swansea 
 

Proposal: Construction of 144 residential dwellings and associated works 
(Reserved Matters application following 2019/0911/S73 granted 13th 
September 2019 and outline 2005/2355 granted 23rd April 2010) 
 

Applicant: Pobl Group And Coastal Housing Group  
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Background Information 
 
Site History 

App Number Proposal Status Decision Date  

2019/0911/S73 Residential development 
incorporating public open 
space and new access 
roads from Gower View 
Road and Brynafon Road 
(outline) (Variation of 
conditions 1, 3 and 4 of 
planning permission 
2005/2355 granted 23rd 
April 2010) to extend the 
time period for the 
submission of Reserved 
Matters on the remaining 
site area in accordance 
with the revised Design 
and Access Statement and 
Masterplan 
 

S106 08.10.2019 
  

2019/2144/RES Construction of 144 
residential dwellings and 
associated works 
(Reserved Matters 
application following 
2019/0911/S73 granted 
13th September 2019 and 
outline 2005/2355 granted 
23rd April 2010) 

PDE  
  

2012/1113 Residential development 
comprising 22 detached 
dwellings with detached 
garages, 2 pairs of semi-
detached dwellings and 4 
linked dwellings with 
additional off-street parking 
along Brynafon Road( 
details of the access, 
appearance, landscaping, 
layout and scale pursuant 
to outline permission 
2005/2355 granted 23rd 
April 2010) 

APP 28.11.2012 
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2005/2355 Residential development 
incorporating public open 
space and new access 
roads from Gower View 
Road and Brynafon Road 
(outline) 

S106 23.04.2010 
    

 
Background 
 
This application is being reported to Planning Committee as the development exceeds the 
threshold for the number of dwellings.  
 
A S73 application granting outline planning permission was granted for a residential 
development incorporating public open space and new access roads from Gower View Road 
and Brynafon Road subject to conditions and a S106 agreement in October 2019. Members 
may recall that this application was reported to Committee in July 2019 and was accompanied 
by a site visit. The development has been granted funding as part of the Innovative Housing 
Programme from the Welsh Government (WG). 30 dwellings (ref: 2012/1113) had already been 
constructed pursuant to the original outline application granted in March 2010 (ref: 2005/2355).  
 
For information, an application was also granted in outline for development of land to the north 
of the site in March 2014 (A01/0132) at the former Honeybee Nursery site. This has been 
developed pursuant to a Reserved Matters application (2014/1954) that was approved in March 
2015. Both of these sites formed part of the Brynafon Road Design Statement and Masterplan.  
 
The S73 application site has an area of approximately 7ha. Therefore the original proposal falls 
within Schedule 2 of the Town and Country Planning (Environmental Impact Assessment) 
(Wales) Regulations 2017, as the application site area exceeds 150 dwellings and 5 hectares. A 
Screening Opinion was carried out in accordance with the above regulations. It was considered 
that this proposal, by virtue of its nature and location, would not have a significant environmental 
impact. It was therefore determined that an Environmental Impact Assessment was not required 
to be submitted with this application. It is not considered that circumstances have changed 
materially since the previous Screening Opinion that would warrant the reserved matters 
application to be screened again.   
 
Following concerns from Officers, amended plans have been received to address the various 
issues raised.  
 
Site Location 
 
The application site excludes the 30 dwellings already constructed to the south of the site and 
lies to the north of Brynafon Road and to the west of Gower View Road on the edge of the 
settlement area of Penyrheol and Loughor. A substantial part of the site is used as agricultural 
grazing land with the site boundaries well defined by established hedgerows incorporating a 
number of mature trees. The land slopes from east to west providing for views over the Loughor 
estuary to the west.  
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To the north, the site abuts the rear gardens of recently constructed residences built by 
Persimmon Homes on Heol Y Creyr Bach and Heol Y Pibydd. A small stream flows along the 
northern property line between the site and the adjacent dwellings. To the east, rear gardens of 
dwellings on Gower View Road and Fernhill Road abut the site, and include an informal access 
to a garage that runs along part of the eastern boundary. 
 
A new access (Heol Y Creyr Bach) was created from Gower View Road to provide access to the 
Former Honeybee Nursery site to the north of the application site. This access runs through the 
site and would provide the northern access to the application site. An improved equipped play 
area has also been provided in close proximity to this access from S106 money from the 
development of these sites.  
 
In addition, a new access has been created in the south to serve the development to the south 
(Min Yr Aber and Ffordd y Coegylfinir) from Brynafon Road. This development was laid out with 
future development in mind with two access points internally from the existing development.  
 
Description of Development 
 
This is a reserved matters application to consider access, appearance, landscaping, layout and 
scale for 144 dwellings. The S73 application sought permission for up to 165 dwellings on site 
but this number has reduced as the detailed design has progressed. The dwellings on site 
would comprise a mix of 1 bed flats and 2, 3 and 4 bedroom dwellings between 2 and 3 storeys 
in height. A community centre with 5 residential units above would be located towards the centre 
of the site with a central green area located at the rear. A block of 8 flats would be located on 
the southern side of the northern access into the site. The existing play area in the northern 
section of the site would be retained and the zip wire and picnic benches would be relocated to 
the opposite side of the play area as indicated in the recent masterplan.   
 
Access to the site would be as indicated in the masterplan submitted with the S73 application 
with a northern access spur off Heol Y Creyr Bach and access from the south from Min Yr Aber 
and Ffordd y Coegylfinir. The dwellings would be constructed in a mix of timber cladding and 
lime render with reconstituted slate roofs. The dwellings will have a mixture of surface car 
parking, garage parking and undercroft parking. The block of flats would be predominantly lime 
render with timber detailing whilst the community building would be predominantly stone 
cladding at ground floor level and timber cladding at first floor level and above with external 
glazed balconies.  
 
The applicant has submitted an updated Design and Access Statement explaining the design 
rationale that has been taken to update the DAS submitted with the S73 application the 
approved masterplan.  
 
In addition, the application has been supported by an updated Arboricultural Impact Assessment 
and Parking Justification to evidence why a reduction in parking provision on site is acceptable.  
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Planning Policy 
 
Adopted Swansea Local Development Plan (2010-2025) 
 
PS1: Sustainable Places – the delivery of new homes, jobs, infrastructure and community 
facilities must comply with the plan’s sustainable settlement strategy.  
 
PS2: Placemaking and Place Management – development must enhance the quality of places 
and spaces and shall accord with relevant placemaking principles. 
 
IO1: Supporting Infrastructure - development must be supported by appropriate infrastructure, 
facilities and other requirements considered necessary as part of the proposal. 
 
IO2: Employment and Training Opportunities - developers are required to maximise added 
benefits from the development in relation to the creation of training and job opportunities in line 
with the Council’s Beyond Bricks and Mortar Policy. 
 
HC1: Historic and Cultural Environment - the County’s distinctive historic and cultural 
environment will be preserved or enhanced by complying with set criteria.  
 
HC3: Development in the Welsh Language Sensitive Area – Proposals within the Language 
Sensitive Area (defined on the Proposals Map) will safeguard and promote the Welsh language 
throughout the County by complying with the Policy principles.   
 
H1: Non-Strategic Housing Sites – land is allocated within and on the edge of established 
settlements at 42 Non-Strategic Sites for the delivery of 10 or more new homes. 
 
H3: Affordable Housing – sets the percentage of affordable housing provision required in the 
Strategic Housing Policy Zones, subject to consideration of financial viability. 
 
SI1: Health and Wellbeing - health inequalities will be reduced and healthy lifestyles encouraged 
by complying with set criteria. 
 
SI2: Providing and Safeguarding Community Facilities - new community facilities must be 
accessible by Active Travel and public transport, and be conveniently located in relation to other 
facilities and services wherever possible; and development that would adversely affect or lead to 
the loss of facilities will not be permitted unless they satisfy specific criteria.  
 
SI3: Education Facilities - Where residential development generates a requirement for school 
places, developers will be required to either: provide land and/or premises for new schools or 
make financial contributions towards providing new or improved school facilities.  Proposals for 
the development of new primary and secondary education must comply with specific criteria. 
 
SI5: Protection of Open Space – development will not be permitted on areas of open space 
unless it complies with specific criteria.  
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SI 6: Provision of New Open Space –Open space provision will be sought for all residential 
development proposals in accordance with the policy principles, and in accordance with relevant 
criteria relating to design and landscaping principles.  The quantity, quality and location of the 
open space contribution required will be determined against the most recent Open Space 
Assessment and Open Space Strategy. 
 
SI8: Community Safety - development must be designed to promote safe and secure 
communities and minimise the opportunity for crime. 
 
ER1: Climate Change – Development proposals will be expected to take account of the effects 
of climate change, adapt to its impacts, and to ensure resilience. 
 
ER2: Strategic Green Infrastructure Network - development will be required to maintain or 
enhance the extent, quality and connectivity of the County’s multi-functional green infrastructure 
network. 
 
ER6: Designated Sites of Ecological Importance - Development will not be permitted that would 
result in a likely significant adverse effect on the integrity of international and national 
designated sites, except in the circumstances specified in relevant legislation. 
 
ER8: Habitats and Species - development proposals should not have a significant adverse 
effect on the continued viability of habitats and species, including those identified as priorities in 
the UK or Swansea Local Biodiversity Action Plan unless it meets specific criteria.  
 
ER9: Ecological Networks and Features of Importance for Biodiversity – development proposals 
will be expected to maintain, protect and enhance ecological networks and features of 
importance for biodiversity. Particular importance will be given to maintaining and enhancing the 
connectivity of ecological network which enables the dispersal and functioning of protected and 
priority species. 
 
ER11: Trees and Development - development that would adversely affect trees, woodlands and 
hedgerows of public amenity, natural/cultural heritage value, or that provide important 
ecosystem services will not normally be permitted. 
 
T1: Transport Measures and Infrastructure - development must be supported by appropriate 
transport measures and infrastructure, and development that would have an unacceptable 
impact on the safe and efficient operation of the transport network will not be permitted. 
 

T2: Active Travel - Development must enhance walking and cycling access either by 
incorporation within the site, and/or making financial contributions towards the delivery offsite of 
specific measures. 
 

T5: Design Principles for Transport Measures and Infrastructure – provides design criteria that 
all transport measures/ infrastructure must adhere to.  
 

T6: Parking - proposals must be served by appropriate parking provision, in accordance with 
maximum parking standards, and consider the requirements for cycles, cars, motorcycles and 
service vehicles. In those instances where parking cannot be provided on site, or is judged not 
to be appropriate, the developer will be required to provide a financial contribution towards 
alternative transport measures where appropriate. 
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T7: Public Rights of Way and Recreational Routes - development that significantly adversely 
affects the character, safety, enjoyment and convenient use of a Public Right of Way (PROW) 
will only be permitted where an acceptable alternative route is identified and provided. Linkages, 
and where appropriate extensions, to the existing PROW network will be expected from all new 
developments, which must have regard to the existing character of the PROW and the 
aspiration to improve access for all. 
 
EU2: Renewable and Low Carbon Energy Technology in New Development - development will 
be required to maximise the contribution of renewable or low carbon energy technology to meet 
the energy demands of the proposal, particularly for Significant Energy Consuming 
Developments. Residential developments on sites where there is capacity for 100 homes or 
more, and non-residential developments with a total floorspace of 1000 sq m or more, will be 
required to submit a comprehensive Energy Assessment to determine the feasibility of 
incorporating low carbon or renewable energy installations into the scheme and/or connect to 
renewable or low carbon energy technology and district heating networks. 
 
EU4: Public Utilities and New Development - development will be permitted where the utility 
infrastructure is adequate to meet the needs of the development.  
 
RP1: Safeguarding and Public Health and Natural Resources - development that would result in 
significant risk to: life; human health and wellbeing; property; controlled waters; or the natural 
and historic environment, will not be permitted. 
 
RP2: Noise Pollution - where development could lead to exposure to a source of noise pollution 
it must be demonstrated that appropriate mitigation measures will be implemented, and 
incorporated into the design of the development to minimise the effects on future occupants. 
 
RP3: Air or Light Pollution - where development could lead to exposure to a source of air or light 
pollution it must be demonstrated that appropriate mitigation measures will be implemented, and 
incorporated into the design of the development to minimise the effects on future occupants. 
 
RP4: Water Pollution and the Protection of Water Resources - development that compromises 
the quality of the water environment, or does not comply with good water resource 
management, will not be permitted. Development proposals must make efficient use of water 
resources and, where appropriate, contribute towards improvements to water quality. 
Sustainable drainage systems (SuDS) must be implemented wherever they would be effective 
and practicable. 
 
RP5: Avoidance of Flood Risk – new development will be expected to be located away from 
unnecessary risk. 
  
RP8: Sustainable Waste Management for New Development - development will be required to 
incorporate, as appropriate, adequate and effective provision for the storage, recycling and 
other sustainable management of waste, and allow for appropriate access arrangements for 
recycling and refuse collection vehicles and personnel. 
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Appendix 3 of the LDP provides for the following Allocated Site requirements and 
Informatives: 
 

Site Ref & Name H1.31 - Land off Brynafon Road and Gower View Road, Penyrheol  

SHPZ GNW 

Education Off-site financial contributions under s106 to existing Primary and 
Secondary schools in the catchment area, in accordance with Policy 
SI 3 Education.  

Green 
Infrastructure 
Network 

Provide green infrastructure network throughout the site in 
accordance with Policy ER 2. 

Open Space Provision of open space accordance with the FiT guidance set out in 
Six Acre Standard Document, Policy SI 6 Provision of New Open 
Space, Council's Open Space Assessment and Open Space 
Strategy. 

Biodiversity 
Measures and 
Environmental 
Enhancements 

Biodiversity and environmental enhancements in accordance with 
relevant LDP Policies, which may include the requirement to submit 
and agree ecological management plans. (Policy ER 9: Ecological 
Networks and Features of Importance for Biodiversity, RP 1: 
Safeguarding Public Health and Natural Resources, RP 2: Noise 
Pollution, RP 3: Air and Light Pollution, RP 4: Water Pollution and the 
Protection of Water Resources). RP 6: Land Contamination, RP 7: 
Land Instability. 

Social 
Infrastructure 

Provision in accordance with Policy SI 2. 

Transport PROW: Connections and improvements will be sought to the 
following PROWs which are onsite or adjacent to the site: LC18 and 
LC96 Development Principles: • Highway access for development off 
Gower View Road and Ffordd y Coegylfinir. • Development to back 
onto existing dwellings on south and eastern boundaries. 

DCWW WWTW Llanant WwTW:  Reinforcement works required. 

 DCWW HMA Foul Water: No 

 DCWW HMA Clean Water: No  

 Compensatory Surface Water 
Removal: 

No  

Flood Risk No 

Welsh Language 
Action Plan 

Yes 

SINCS No 

Other 
Informatives 

Placemaking: Existing hedge boundaries to west and North to be 
retained and incorporated into public realm areas. Open Space: 
Existing equipped playground within site to be upgraded as part of 
the development with good pedestrian and cycle links to this. 
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Neighbour comments: 
 
The development was advertised on site with five site notices (on Min Yr Aber, 3 on Gower View 
Road and Heol Y Creyr Bach) on 15th October 2019. Site notices advising of amended plans 
were put up on 22nd November 2019.  
 
4 residents and a consultancy firm (representing residents at Min Yr Aber, Ffordd Y Coegylfinir 
& adjacent properties on Brynafon Road) have written in objecting to the development and 
raising the following points: 
 
* Query whether they will have access to back garden and garage at the rear of their property 
(53 Gower View Road) 
* Object to the houses being built right next to the park as there is not much grass space for 
children to keep them off the road 
* Plans show that Min Yr Aber is the main feeder road for this development – road is too narrow 
to support two way traffic especially big delivery lorries that are expected as part of any 
construction. 
* The road is only 5.7 metres at widest point and tapers to 5.3 metres – junction is neither 
suitable nor safe enough to carry extra traffic 
* There are cars parked on pavements due to increase in residents since our estate was 
finished so to add a much increased volume of traffic is dangerous 
* Existing plots on Ffordd Y Coegylfinir have suffered with severe drainage issues since their 
construction as a result of inadequate land drainage being installed on site – complaint was 
made in 2015 about the Local Authority’s failure to execute their statutory duty under the Land 
Drainage Act.  
* These issues were engendered by the previous developer, contrary to the provisions of the 
Land Drainage Act, building over an existing watercourse and failing to make drainage 
provisions to accept the natural flows of water from the issues/springs to the east of the 
2012/1113 development and or manage the flows of water through the development and 
discharge the water in a controlled manner from the development. 
* Plans for this development conflict with WG design to address drainage issues – no further 
progress to date 
* Plots 109 – 120 will be constructed on top of springs with issues along the Gwili Fault and 
Gorseinon Syncline  
* Plots 98, 107 and 108 may compromise WG proposals, whilst plots 111 to 117 will make the 
provisions identified by WG redundant thereby exacerbating the flooding and waterlogging 
rather than resolving matters 
* Concern over proximity of plot 108 to rear garden – all units should have a minimum rear 
garden length of 10.5m  
* Not satisfied with response to lack of highways infrastructure comments in S73 application – 
when will infrastructure issues be addressed.  
 
Any additional comments will be reported verbally at planning committee.  
 
Gorseinon Town Council: No objections.  
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Consultations: 
 
Placemaking and Heritage: 
“The scheme has been subject to a detailed and on-going process of negotiation since its 
submission culminating in the most current iteration for determination. Throughout this process 
the design team has worked collaboratively with the council to provide a scheme which is not 
only considered to be acceptable in design terms but which is strongly welcomed for pushing 
the boundaries of new approaches to highly sustainable living within a well-conceived, 
Placemaking led ethos as advocated under the latest national planning policy (PPW ed. 10). 
 
The vision for this scheme is one which makes best use of its edge of settlement location, 
presenting a rural character with a focal community greenspace and community hub around 
which the blocks of house radiate out from in a manner similar to how many small villages would 
have grown outwards from a key building and central public space area. Further reinforcing this 
rural feel and character is the full integration of a SUDs approach which includes a number of 
planted swales, rainwater gardens and attenuation ponds to hold and convey water as well as 
significant areas of permeable paving for ground percolation. This more natural approach to 
surface water management therefore serves to both successfully control excess run-off as well 
as helping to visually soften and improve the highways and public space areas of the scheme. 
Additionally by holding the water above ground and managing this safely and successfully this 
provides a changing character to these areas depending on the weather conditions which helps 
to provide visual interest as well as a greater connection to nature for residents and visitors 
alike.  
 
The natural and soft approach ethos also helps to ensure that the development provides not 
only accessible green public open space areas for residents and visitors, such as the long 
naturalised park area to the western site boundary, the play area to the north as well as the key 
focal green space at the heart of the scheme, but also provides for green infrastructure and 
biodiversity connectivity across all parts of the site in order to benefit local ecology.   
 
In terms of the housing and community building these have a distinctly bold and contemporary 
character and appearance which provides for a high level of sustainability through high levels of 
insulation as well as low energy consumption throughout, whilst at the same time marrying this 
with the use of a locally contextual materials palette with these all being locally sourced as far as 
practicably possible. The range of different house types are arranged in a varied manner 
throughout the development which will give the scheme a level of visual interest, varied street 
characters and a townscape quality as can be found in many of the organically developed 
villages found throughout Wales.    
In summary, this scheme is fully supported in design terms and presents an opportunity to 
develop a national exemplar of a people orientated, Placemaking approach to new housing in 
both Wales and further afield which sets the benchmark for subsequent proposals of this 
nature.” 
 
Highways: 
“This is a reserved matters application for part of the whole site granted outline permission 
under application 2005/2355, the other 2 parcels of the site having already been built out by 
Elan Homes and Barratt Homes. 
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The principle of residential development being already established, Highway’s comments will 
focus on the layout of the internal streets.  
 
Some initial comments were provided, together with a request for more information, these have 
been incorporated into the emerging design. 
 
Overall there is a distinct hierarchy of streets, more formal asphalt carriageways with footway 
provision on either side form the main route through the site, this then scales down in terms of 
width and formality further into the site forming a shared arrangement. 
 
The majority of the site is served by 2m footways, the shared areas are designed with the 
intention of providing a low speed environment where pedestrians and cyclists are able to share 
space safely with motor vehicles, this approach is seen to have merit and is appropriate. 
 
Initially swept path track plots were not included, these have been provided, and demonstrate 
the site accessible for service vehicles and car borne traffic, accessing and exiting perpendicular 
parking spaces. 
 
Junction and forward visibility splays were questioned, these have now been provided by the 
applicant, together with details of some localised buildouts and are seen to be acceptable, the 
forward visibility splay can be achieved within the highway boundary. 
 
Private driveways are appropriate in terms of width, and the longer shared drives namely 7B has 
been provided with a turning facility. Shared driveways are not generally suitable for adoption. 
 
Parking has been provided at a reduced rate of 2 spaces per dwelling, given the types of 
tenures proposed and the submitted sustainability matrix this is acceptable, visitor parking has 
also been proposed. 
 

The site is currently going through the SAB approvals process for sustainable drainage, this will 
inform some of the surfacing materials, it is thought an acceptable scheme in terms of highway 
adoption can be developed through the detailed design and approvals stages.  
 

There is no Highway objection to the proposals subject to the conditions below: 
 

1. Alterations to the existing public highway will be constructed via a Section 278 agreement 
with the Local Highway Authority. 

2. Front boundary treatments being kept below 1m in height. 
3. Prior to any works commencing on site a Construction Traffic Management Plan shall be 

submitted to and approved in writing by the LPA.  The approved traffic management plan 
shall be adhered to at all times unless otherwise agreed by the LPA. 

4. No development shall commence until full engineering, drainage, street lighting and 
construction details of the streets proposed for adoption have been submitted to and 
approved in writing by the LPA. 

5. No development shall be commenced until details of the proposed arrangements for 
future management and maintenance of the proposed streets within the development 
have been submitted to and approved by the local planning authority. [The streets shall 
thereafter be maintained in accordance with the approved management and maintenance 
details until such time as private management and Maintenance Company has been 
established] 
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Note 1. All works on the existing highway are subject to an agreement under section 278 of the 
Highways Act 1980.  All design and implementation will be at the expense of the developer. 
 
Note 2. The applicant is advised that in order to discharge condition 2 the LPA requires a copy 
of the constitution and details of a Private Maintenance and Management Company confirming 
funding, management and maintenance regimes. 
 
The applicant must contact the Highway Management Group, Swansea Council, Guildhall 
offices C/O Civic Centre, Swansea SA13SN before carrying out any work.  Please email 
networkmanagement@swansea.gov.uk.”  
 
Ecology: 
Have been consulted on the proposal but no comments have been received to date. Any 
comments will be reported verbally at Planning Committee.  
 
Trees: 
Two significant areas of unprotected trees will be removed in the proposed layout. Most of which 
are category C (BS5837:2012) and should not be considered a constraint to development. The 
smaller of the two areas is categorised as B, and the tree planting proposed is in mitigation for 
this loss. As such there is no objection to the layout. 
 
The proposed landscape has a suitable layout. However, the plans submitted fall short of the 
detailed plan required. Details of ground preparation, planting, staking, mulching guarding are 
required. 
 
The species chosen also require some amendment. Whilst the willow species are suitable for 
the wet environment they are large growing species that will be a safety concern where they are 
close to pavements and roads. Consider use of alder. There are Acer campestre specified for 
roadside planting, Streetwise should be considered for these locations rather than the wider 
spreading native tree. 
 
It is understood that the planting would allow foraging as the trees/plants mature. There are few 
trees (crab apple and pear) that have edible fruit included in the specification. Consider walnut, 
hazel, medlar, domestic apple, elder etc along the western boundary amenity space.” 
 
Drainage: 
“We have no objection to the proposed reserved matters application in principle and highlight 
that the site is now subject to requirements of Schedule 3 of the Flood and Water Management 
Act 2010 due to the grant of the Section 73 application September 2019. 
 
The applicants have submitted and completed a SAB pre-app under 2019/0012/SPA on which 
the SAB has provided detailed comments, it is unclear whether these comments will impact on 
the appearance and/or layout of the development as the drainage design is still evolving, we 
would suggest that planning approval for this site is not given until a fully compliant SAB 
approval is likely to be forthcoming.” 
 
Housing: 
Have been consulted on the proposal but no comments have been received to date. Any 
comments will be reported verbally at Planning Committee.  

mailto:networkmanagement@swansea.gov.uk
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Parks: 
“At this stage the Parks service have no further comment or observations to make on the 
attached planning application.” 
 
Public Rights of Way: 
“With regards to the abovementioned planning application, we like to raise some points. 
 
We have some concerns about the proposed drainage as it is all pointed in the direction of 
registered footpath (LC18) and we wouldn’t want any increase of water onto the path. 
 
Also a link path from the development to the registered footpath has been proposed, this is a 
great idea but we would need to confirm that the developer and not the council would 
responsible for the future maintenance of this link.” 
 
Natural Resources Wales (NRW): 
“We note the submission of the document entitled; ‘Arboricultural Report Including: 
Arboricultural Impact Assessment, Tree Protection Plan and Arboricultural Method Statement’, 
dated 17th September 2019, by ArbTS (Arboricultural Technical Services) Ltd. 
 
Section 2.2.2 and Appendix 1 of the above report highlight the areas of tree loss necessary to 
facilitate the development. Although the report states that the majority of trees to be lost are of 
low quality (C - Category), there will be some losses of moderate quality trees (B – Category), 
which the report goes on to suggest could be mitigated for by suitable compensatory tree 
planting and practical woodland management. 
 
However, no mention is made within the report of trees which contain ‘Potential Roosting 
Features’ (PRF’s), which could be utilised by bats. We are aware that an assessment of the 
trees to be impacted by the development has already been carried out by Hawkeswood 
Ecology, in their report entitled; ‘Further Protected Species Surveys: Land at Gwynfaen Farm, 
Gorseinon’, dated June 2019. 
 
Table 2 and Figure 1 of the ‘Further Protected Species Surveys’ document identifies those 
trees, with PRF’s. Section 8 of the document then goes on to provide recommendations for the 
removal of those trees. 
 
Therefore, we recommend that you seek the advice of your Authority’s Planning Ecologist to 
ensure that they are satisfied the Arboricultural Method Statement aligns with the 
recommendations within Section 8 of the ‘Further Protected Species Surveys’ document, in 
relation to bats and tree felling. 
 
Landscape Plan 
We also note the submission of the series of drawings entitled; ‘Soft Landscaping Plan (Pages 1 
-7)’, dated; 11 October 2019, by Environmental Dimension Partnership Ltd. 
 
Again, we recommend that you consult your Authority’s Planning Ecologist in relation to the 
above proposals, to ensure that they are satisfied with the plans, as laid down in the above 
drawings. 
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Our comments above only relate specifically to matters that are included on our checklist 
Natural Resources Wales and Planning Consultations (September 2018) which is published on 
our website at this link (https://naturalresources.wales/guidance-and-advice/business-
sectors/planning-and-development/our-role-in-planning-and-development/our-role-in-planning-
and-development/?lang=en).  
 
We have not considered potential effects on other matters and do not rule out the potential for 
the proposed development to affect other interests, including environmental interests of local 
importance. The applicant should be advised that, in addition to planning permission, it is their 
responsibility to ensure that they secure all other permits/consents relevant to their 
development.” 
 
Dwy Cymru Welsh Water (DCWW): 
“We have no objection to the application for approval of the reserved matters subject to 
compliance with the requirements of the drainage conditions imposed on the outline planning 
permission, and the subsequent applications to vary the conditions thereon, namely conditions 
13, 14, & 18 of permission 2019/0911/S73: 
 
13) No dwelling, other than the 30 dwellings already constructed pursuant to reserved matters 
application 2012/1311, shall be occupied until a foul drainage scheme has been implemented in 
accordance with details which shall first have been submitted to and approved in writing by the 
Local Planning Authority. The approved scheme must ensure that the foul drainage from all 
individual dwellings is connected to the main foul public sewerage system. 
 
Reason: To ensure that a satisfactory comprehensive means of foul drainage is achieved in 
order to prevent the hydraulic overloading of the public sewerage system. 
 
14) No dwelling, other than the 30 dwellings already constructed pursuant to reserved matters 
application 2012/1311, shall be occupied until a scheme for the provision and implementation of 
a surface water regulation system has been submitted to and approved by the Local Planning 
Authority. The approved scheme shall be implemented prior to the construction of any 
impermeable surfaces draining to the system. 
 
Reason: To prevent pollution of the water environment. 
 
18) No further dwellings, other than the 30 dwellings already constructed pursuant to reserved 
matters application 2012/1311, shall be occupied until a potable water supply has been 
implemented in accordance with details which shall first have been submitted to and approved 
in writing by the Local Planning Authority. The scheme shall demonstrate that the existing water 
supply network can suitably accommodate the proposed development site. If necessary a 
scheme to reinforce the existing public water supply network in order to accommodate the site 
shall be delivered prior to the occupation of any further dwelling. Thereafter, the approved 
scheme shall be constructed in full. 
Reason: To ensure the site is served by a suitable potable water supply. 
 
Police Designing Out Crime Officer: 
“I am generally pleased with the site layout. All the parking on the development is within 
curtilage/overlooked. 

https://naturalresources.wales/guidance-and-advice/business-sectors/planning-and-development/our-role-in-planning-and-development/our-role-in-planning-and-development/?lang=en
https://naturalresources.wales/guidance-and-advice/business-sectors/planning-and-development/our-role-in-planning-and-development/our-role-in-planning-and-development/?lang=en
https://naturalresources.wales/guidance-and-advice/business-sectors/planning-and-development/our-role-in-planning-and-development/our-role-in-planning-and-development/?lang=en
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The level of parking on the development must comply with the City and County of Swansea’s 
Parking Guide. 
 
The only real concern I have in respect of the site layout is the lane that runs to the rear of plots 
141-143. As this is an existing lane and provides access to the garages at the rear of Gower 
View Road it must remain. However, I would ask that the rear of the adjacent properties be 
protected by solid walls/fencing at least 2 metres high.” 
 
Additional design advice made regarding the following: lighting, boundary identification, 
landscaping and planting; side and rear boundaries; vehicle parking; garden sheds; bin stores; 
bicycle stores; security lighting; drainpipes; public utilities; blank walls; garages; door security; 
window security; intruder alarm system; identification of properties; access control and play 
areas/ green spaces. See full comments on application page. 
 
APPRAISAL 
 
This is a reserved matters application to consider access, appearance, landscaping, layout and 
scale for a residential development of 144 dwellings with associated public open space at 
Gower View Road / Brynafon Road. Outline permission has already been granted and the 
principle of the development is therefore considered acceptable. The permission required the 
application to be undertaken substantially in accordance with the submitted masterplan and this 
will be assessed further below. 
 
Main Issues 
 
The main issues to consider in the determination of this application relate to the placemaking 
approach adopted and compliance with the DAS, Concept Plan and Green Infrastructure 
Statement, ecology/ landscape considerations and impact on highway safety, having regard to 
the prevailing provisions of the relevant LDP Policies and National Policy guidance. There are 
considered to be no additional issues arising from the provisions of the Human Rights Act.  
 
Placemaking Approach 
 
Policy PS2 is an overarching design/ place-making policy and states that development should 
enhance the quality of places and spaces, and respond positively to aspects of local context and 
character that contribute towards a sense of place and greater emphasis is placed on this. The 
S73 planning application for this site comprised a masterplan and detailed Design and Access 
Statement which set out the design approach to the site in a structured manner and the 
proposal was considered acceptable. The detailed design for the site follows on from this 
approach but had added more detail to the development which is considered further below using 
the criteria set out in the adopted Swansea Residential Design Guide.  
 
As noted by the Placemaking and Heritage Officer, the scheme has been subject to a detailed 
and on-going process of negotiation since its submission culminating in the most current 
iteration for determination. Throughout this process the design team has worked collaboratively 
with the council to provide a scheme which is not only considered to be acceptable in design 
terms but which is strongly welcomed for pushing the boundaries of new approaches to highly 
sustainable living within a well-conceived, Placemaking led ethos as advocated under the latest 
national planning policy (PPW ed. 10). 
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This assessment considers the key sections/ topics included in the adopted Design Guide: 
 
1. Use 
2. Structure 
3. Form 
4. Detail 
 
1. Use 
 
The proposed masterplan and illustrative layout submitted with the S73 application indicated 
approximately 165 units on site. The masterplan provided connections back in to the existing 
neighbourhood in both the north eastern corner and southern corner of the site which have both 
been retained in the detailed layout. The site layout provides for a neighbourhood linked to 
existing neighbourhoods both by vehicle and on foot and also provides a link to the adjacent 
PROW. Whilst 165 dwellings were originally envisaged, this number has reduced as part of the 
detailed design process which has had to incorporate SuDS on site and the proposed layout is 
considered acceptable in terms of dwelling numbers on site (144) and density.  
 
The proposed layout includes a variety of dwelling types and tenures with 1, 2, 3 and 4 bed units 
proposed as well as a roughly equal split of tenures between social rented, intermediate (Low 
Cost Home Ownership) and market dwellings providing an excellent choice of housing options 
on the site. As indicated in the S73 application, a community facility would also be located in a 
central location which would benefit not only residents of the new development but residents of 
the surrounding community which further helps stitch this development into the existing 
neighbourhood. The community centre is located at the heart of the new site but is also within 
easy walking distance of the local community and routes to and from it are well overlooked.  
 
2. Structure 
 
The layout has worked with the natural features on the site and provides for stepped streets 
facing out towards the Loughor Estuary with views from the community centre and area of public 
open space behind this also afforded the same views. Whilst a band of trees would be lost as 
per the masterplan, there are still opportunities to provide replacement planting and provide 
links through the site for species which has been incorporated through the use of street trees 
and green spaces at various points in the development. Existing watercourses would be 
retained and utilised for surface water run off (subject to separate SAB approval). A green 
infrastructure assessment was submitted with the S73 application which has been incorporated 
into the development proposals and a mix of indigenous planting and foraging opportunities 
have been included in the proposed landscaping scheme. Given the various links through the 
site to the green skirt around the edge of the development and countryside beyond, there are 
good links to the natural environment within and adjacent to the site. The more natural approach 
to surface water management serves to both successfully control excess run-off as well as 
helping to visually soften and improve the highways and public space areas of the scheme. 
Additionally by holding the water above ground and managing this safely and successfully this 
provides a changing character to these areas depending on the weather conditions which helps 
to provide visual interest as well as a greater connection to nature for residents and visitors 
alike. 
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In terms of connections, there are a variety of vehicle routes through the site which have 
different characteristics and surfaces to aid legibility. The primary route would be served by a 
tarmac road leading from Min Yr Aber through to Gower View Road with pavements on either 
side. The section around the community centre would utilise block paving (to signify a change in 
environment and make it more pedestrian friendly) and tertiary roads would have permeable 
paving. The tertiary streets would have pavements on one side or would be shared surface 
streets. A footpath also leads around the edge of the site with links to the nearby PROW and 
access to the SuDS feature within the site. The layout would provide a range of interesting 
routes for pedestrians and encourage walking with various routes provided to the community 
centre. The site does have a few cul-de-sacs which predominantly serve private drives but these 
do not have footpaths linking them and are overlooked. The majority of the site has perimeter 
blocks which is welcomed.  
 
The layout provides for a variety of public spaces within the development. The existing park 
would be retained and outlined in the approved masterplan, the zip wire would be relocated to 
the opposite side of the park. This has ensured that the facility would still be used in conjunction 
with the park but has enabled the access to be provided. Whilst one resident has commented 
that the green space should be retained, alternate green space would be provide for benches 
around the zip wire and further publicly accessible green space would lead around the outward 
facing skirt of the development which provides a further public space around the remainder of 
the site and the SuDS attenuation basin also provides an additional feature within the site. In 
addition, a green area of public open space is proposed to the rear of the community centre and 
a hard surfaced area is also proposed at the front with benches and landscaping. Trim trail/ 
exercise equipment would also be located at various points in the development to further 
encourage an active lifestyle. Additional planting is also proposed adjacent to the western site 
edge to mitigate for trees to be felled.  
 
As noted above, the streets have a clear hierarchy and have been designed as places with 
active frontage and SuDS features incorporated in different manners to provide interest along 
the streetscene. Shared spaces have been provided in parts of the development. The layout 
provides for a high degree of overlooking and solid boundary walls in prominent locations in 
keeping with the remainder of the development.  
 
3. Form 
 
The manner in which buildings are positioned and joined should define and give character to the 
avenues, streets, lanes and spaces, plus respond to the valued elements of local character. The 
buildings themselves have been designed to be highly sustainable in terms of energy efficiency, 
materials and orientation. An adaptive model of house type design has been utilised at the site 
to optimise solar orientation for electricity generation via PV cells and for passive thermal gain in 
primary living spaces. This means that the majority of house types would have up to three 
variants to enable them to be plotted in various orientations on site and remain optimal in terms 
of electricity generation and passive solar gain. Variants adapt internal living room positions and 
window sizes to respond to southerly or northerly aspects. The roof orientation also varies from 
eaves fronted to gable fronted to respond to east-west orientations. House types can therefore 
be suitable for any site or orientation making them replicable and adaptable.  
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This truly innovative approach is welcomed on the site and a positive feature that could result in 
replication on other sites going forward. The buildings have taken cues from existing local 
context and incorporated them into the design shown and provided for an interesting townscape 
with vistas closed with focal buildings/ terraces which ties in well with the different street types 
noted above. Whilst officers did raise concerns with regards to the relationship of certain 
dwellings to each other (due to different roof pitches predominantly) but also the rationale for 
certain dwellings in certain locations, these have been amended and are considered acceptable 
and improve the character of the site. The submitted sections show a high degree of contrast in 
the streetscene in terms of orientation and design which is positive, but connected by the use of 
materials throughout the site. Dwellings on key corners have windows on two elevations to 
provide an active frontage and natural surveillance. The community building is a feature building 
located at the heart of the site which provides visual interest in the development.  
 
Officers did raise design concerns with regards to the relationship between certain dwellings 
due to orientation and form and the applicant has sought to address these where possible. 
Where this has not been possible, the applicant has clarified that this is to ensure optimum solar 
gain for the dwellings which is considered to be an acceptable balance to any streetscene 
concerns. As noted below, one dwelling was lost from plots 1-5 to ensure sufficient amenity for 
existing residents which has been replaced in the northern private cul-de-sac. The design of this 
cul-de-sac has suffered as a result as the original layout provided for a dwelling terminating the 
view from the main street whereas the amendments (to accommodate sufficient parking and 
turning) has resulted in a partial termination with the side elevation of a dwelling but additional 
planting has been included. Whilst this is clearly regrettable, the applicant has indicated that 
further dwellings cannot be lost and given it is not overly prominent is considered acceptable on 
balance.  
 
In terms of community safety, there is a good degree of natural surveillance in the site layout. 
Three private cul-de-sacs are incorporated within the development but these routes are all well 
overlooked. The dwellings are predominantly located in close proximity to the pavement in the 
southern part of the site whilst dwellings with no pavement on front of the dwellings have slightly 
larger private amenity space and would therefore appear semi private. The public open spaces 
are all well overlooked with properties fronting on to them to further provide natural surveillance. 
In terms of privacy and amenity, all of the dwellings have private amenity space, the flats above 
the community building have private amenity space in the form of balconies and the block of 
flats has a rear communal shared space. The distances between dwellings within the site are 
considered acceptable given their relative orientation and some minor amendments have been 
suggested to improve the relationship to existing dwellings adjacent to the site. Design led 
solutions (such as blank elevations) have also been incorporated that avoid overlooking but also 
provide for adequate outlook for future occupiers of those dwellings. Whilst levels are an issue 
across the site, these have been factored into the distances between dwellings. The garden 
spaces are considered acceptable and provide for a range of sizes across the site but 
topography would impact on the usability of some areas. Notwithstanding this, suggestions were 
made to improve various gardens that were considered too small / unusable and these 
amendments have been incorporated into a revised layout.  
 
With regards to parking, the applicant has indicated that the dwellings would not all comply with 
the relevant parking standards before an allowance for sustainability was made which is 
considered further below in the Highways section.  
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Notwithstanding this, the parking proposed is indicated to be a mixture of places with parking 
predominantly at the sides of dwellings or within undercrofts to ensure that vehicle parking does 
not dominate the streetscene and relates well to the host dwelling. Some frontage parking is 
proposed for the flats and for the dwellings in the south eastern corner of the site but the latter 
would be well screened with new planting. No courtyard parking is proposed but provision is 
made on street in key places for visitors (near to the community centre, park and open space 
along the western edge of the development). No details of cycle parking has been indicated in 
the local centre or around key public spaces but a condition to this effect would be attached to 
any grant of consent.  
 
4. Detail 
 
Generally, the starting point should be to take cues from the architectural traditions of the 
locality, known as the design context. The applicant has taken cues from the existing local 
context and looked at the rural vernacular of Gower as indicated in the S73 Design and Access 
Statement and explained in the Design Statement submitted with this application. A palette of 
external finishing materials has been selected which are intrinsic to the character of the region; 
lime render, stone cladding, timber cladding and reconstituted slate roofs all fixed back to a 
locally sourced timber frame superstructure. The vision is for a contemporary interpretation of 
these materials. Part of the innovation also links to decarbonisation and health agendas - 
selecting products that have a lower CO2 impact and are breathable to promote healthier 
buildings internally. The homes have been designed with a fabric first approach. The carbon 
impacts related to the production of materials and construction stages of a building are 
significant, in some cases accounting for half of a new building’s whole life carbon impacts. 
These carbon impacts have been tackled initially with conscious design and specification. 
 
The rationale behind the materials is clearly explained in the supporting information and the 
materials and colours indicated (and mixed up throughout the development) are considered 
acceptable visually within the local context.  
 
Whilst some of the dwelling types are unusual (long and narrow dwellings and dwellings with 
undercrofts), they have been designed to be energy efficient and respond to the site positively 
and the supporting information justifies their inclusion and the overall rational is accepted. 
Concerns over roofscape have been resolved through amendments and the buildings relate 
positively to each other and the streetscene. The window detailing is acceptable and again 
helps to support the design/ energy approach adopted and the overall approach provides for a 
positive design of the development. Solar panels would be located on all south facing roofs to 
further provide energy efficiency and help generate electricity to serve the dwellings. 
 
The Placemaking and Heritage Officer notes that the scheme has a very strong vision which 
makes best use of its edge of settlement location, presenting a rural character with a focal 
community greenspace and community hub around which the blocks of house radiate out from 
in a manner similar to how many small villages would have grown outwards from a key building 
and central public space area. Further reinforcing this rural feel and character is the full 
integration of a SUDs approach which includes a number of planted swales, rainwater gardens 
and attenuation ponds to hold and convey water as well as significant areas of permeable 
paving for ground percolation.  
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In terms of the housing and community building, these have a distinctly bold and contemporary 
character and appearance which provides for a high level of sustainability through high levels of 
insulation as well as low energy consumption throughout, whilst at the same time marrying this 
with the use of a locally contextual materials palette with these all being locally sourced as far as 
practicably possible. The range of different house types are arranged in a varied manner 
throughout the development which would give the scheme a level of visual interest, varied street 
characters and a townscape quality as can be found in many of the organically developed 
villages found throughout Wales.    
 
The proposed layout has adopted a structured placemaking assessment and it is considered 
that the proposed layout would create a robust basis for a new community that is healthy and 
cohesive with a strong sense of place, based upon walkable neighbourhoods with a distinct 
‘heart’, with positively integrated green infrastructure throughout and strong connections to 
existing communities. The Placemaking and Heritage Officer fully supports the proposal in 
design terms as it presents an opportunity to develop a national exemplar of a people 
orientated, placemaking approach to new housing in both Wales and further afield which sets 
the benchmark for subsequent proposals of this nature. 
 
The proposed parameters, layout and design are therefore considered acceptable. 
 
Neighbouring/ Residential Amenity 
 
RP2 and RP3 seek to protect residents from noise pollution and air and light pollution 
respectively.  
 
The proposed residential use has already been considered acceptable and the relationship 
within the site has been considered in the placemaking section outlined above. In terms of the 
relationship with properties on the southern boundary (the site that has been developed already 
as part of the original outline permission), the dwellings would have a back-to-back distance of 
circa 25m which is considered acceptable. Concerns were raised in relation to the relationship 
of plots 107/108 to No. 11 Ffordd y Coegylfinir but this relationship has been amended to reduce 
the potential for overlooking of the rear garden and ensure that a minimum of 10.5m is provided 
to the rear boundary.  On the opposite side of the street, a gable wall would side with the gable 
wall of the existing dwelling which is acceptable. Several dwellings back on to properties fronting 
on to Gower View Road but there are sufficient distances between properties and/ or a design 
led approach (no windows or windows on ground floor only) has been utilised to avoid 
overlooking of dwellings in close proximity. One dwelling has been reoriented (Plot 144) to avoid 
direct overlooking of the garden area given the close proximity to this property.  
 
Officers were concerned with the original submission in terms of the relationship of Plots 1 to 
existing dwellings in the Llys Meredith development and also the relationship between Plot 4 
and No. 95 Gower View Road (an “L” shaped bungalow with rear elevation facing Plot 4). As a 
result of this, Officers suggested removing one plot to enable Plots 4 and 5 to be relocated 
further away from the bungalow (now 12m) and enable the dwelling at Plot 1 to be relocated 
further away from the existing properties. This amendment has resulted in sufficient separation 
distances to be provided to ensure there is no significant detrimental impact on existing 
residential properties given the relationship between them and the existence of an existing tree 
in the rear garden of No.95.  
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The relocated zip wire has been set off existing properties by 20m which is the recommended 
minimum set off espoused in Fields in Trust guidance and existing mature vegetation is also 
located between the property and the zip wire. It should also be noted that the existing play area 
is located closer to the property than the proposed zip wire and there is not considered to be a 
significant impact on residential amenity as a result of the new siting. The properties opposite 
are also located 20m away from the zip wire and amended play area (which would have a 
corner chamfered to enable this). The Parks department has discussed this with the applicant 
on site and is agreeable to the change. In addition, a new boundary fence would be installed 
behind the zip wire to ensure that the stream running along the site is separated from children 
using the park area in this location.  
 
In light of the above, it is not considered that the proposal would have a detrimental impact on 
noise that would be significant enough to warrant a refusal on this basis and the proposals are 
considered acceptable in terms of their impact on surrounding properties.  
 
Highway Safety/ Parking/ Movement 
 
Policy T1 requires development to be supported by appropriate transport measures and 
infrastructure. Development will be required to be designed to provide safe/ efficient access, 
improve connectivity, reduce reliance on the car, deliver new transport measures to mitigate 
impacts and ensure developments are served by appropriate parking provision. Policy T2 
promotes Active Travel, T5 provides further design principles and T6 relates to parking. 
Concerns have been raised by several residents about parking provision, increased traffic 
(including construction traffic and buses) on a narrow street and the resultant impact this would 
have on safety, especially for children.  
 
As part of the original application, residents of Min Yr Aber and Ffordd y Coegylfinir objected for 
various reasons to the southern access being utilised for access. A resident has again raised 
concern about the road width at the entrance to the site and the number of vehicles parking on 
the pavement means additional traffic cannot be accommodated. Firstly, the site entrance and 
roadway was designed to be 5.5m wide with 2m pavements on either side in anticipation of the 
future development of the site. This road width is considered acceptable to serve the 
development proposed. Secondly, a transport assessment was submitted with the S73 
application that clarified that the development would not unacceptably impact on the highway 
network and the number of dwellings proposed has reduced since the S73 application was 
approved meaning there would be less traffic associated with the development than was 
previously envisaged. Thirdly, every application is required to consider its impact on the road 
network and mitigate as necessary and the mitigation was secured as part of the S73 
application. Finally, road widths of 5.5m enable visitor vehicles to park on street without needing 
to park on the pavement and there are also dedicated visitor bays included within the site. The 
highways serving the development are therefore considered acceptable. 
 
In terms of parking, the applicant has submitted a sustainability assessment indicating that there 
are sufficient facilities in close proximity to the site (including the post office, NISA store, off-
license and takeaway restaurant). This would allow a reduction of 1 space per unit across the 
site. In addition, the applicant has sought to evidence that car ownership levels are closely 
linked to the tenure of properties and social rented units generally have lower level of car 
ownership than market dwellings which further supports this approach.  
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Notwithstanding this, the applicant has indicated that the majority of dwellings would have 
parking provision that would accord with the parking standards before sustainability points are 
taken into consideration and all dwellings would accord with standards once the sustainability 
points are factored in. The Local Highways Authority has no objection to this and welcomes the 
inclusion of visitor parking within the development.  
 
Within the site, a variety of different road treatments/ surfaces/ designs are included which are 
encouraged from a placemaking perspective but it is important that they are operate effectively 
from a highway safety standpoint. The Local Highways Authority originally raised concerns with 
some aspects of the proposal because the plans had not been suitably detailed to ensure the 
proposals are acceptable from a highway safety standpoint. However, the applicant has 
subsequently clarified their position and indicated the measures they are seeking to introduce to 
ensure the proposals operate in a safe manner and provided autotrack diagrams to show that 
vehicles can turn and use the various streets in the development/ access their private drives. As 
a result of the amended information, the Highways Authority has advised overall there is a 
distinct hierarchy of streets, more formal asphalt carriageways with footway provision on either 
side form the main route through the site, which then scales down in terms of width and 
formality further into the site forming a low speed, shared arrangement. 
 
Junction and forward visibility splays were questioned but details of some localised buildouts 
has shown that the forward visibility splay can be achieved within the highway boundary. Private 
driveways are appropriate in terms of width, and the longer shared drives namely 7B has been 
provided with a turning facility. Shared driveways are not generally suitable for adoption.  
 
The Local Highways Authority has advised that there is no highway objection to the proposals 
subject to conditions. However, some of these conditions were already covered as part of the 
S73 permission (CEMP, full engineering details and proposed arrangements for future 
management) and others are not considered necessary (such as front boundary walls over a 
metre as these would require permission in their own right in any event). The scheme does 
however propose two one way streets and it is considered necessary to attach a condition 
requiring details of Traffic Regulation Order to confirm this going forward.  
 
The proposals are therefore considered acceptable in terms of their impact on highway safety. 
 
Ecology/ Trees/ Landscape 
 
Policy PS 2 references the strategic green infrastructure network which is supplemented by 
Policy ER 2 which seeks to protect and enhance green infrastructure. Policy ER 6 relates to 
designated sites of ecological importance and states that developments should maintain and 
enhance the conservation interest of the site. 
 
The tree survey submitted with the S73 application indicates that there are 23 individual trees 
and 9 groups/ areas of trees located on the site, of which none are Category A trees, 20 are 
category B trees (moderate/ desirable for retention) with 11 category C trees (low / optional for 
retention) and 1 category U (poor / unsuitable for retention). The Council’s Landscape Officer 
(Arboriculture) raised no objections at this stage as there was sufficient opportunity to provide 
replacement planting for the loss of the low quality trees. The applicant has submitted an 
Arboricultural Report including an Impact Assessment and a Tree Protection Plan.  
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The Landscape Officer (Arboriculture) has raised no concerns with the principle of the scheme 
but requested greater detail in the landscaping scheme and has made some suggestions to 
change certain species to trees more conducive to their environment (adjacent to roads etc) and 
has made some suggestions to increase foraging opportunities as outlined in the application. 
Amendments have been received and the comments of the Landscape Officer will be reported 
verbally at Planning Committee.  
 
As a result of comments received during the S73 application, the masterplan was amended to 
provide for additional tree planting along key routes to provide connectivity for species such as 
bats. This planting has been incorporated into the detailed site layout and is considered 
acceptable. The remainder of the issues raised at S73 application stage were addressed by 
condition. A site specific Habitat Regulation Assessment was undertaken by the Ecologist as 
part of the previous application indicating no adverse impact subject to conditions and it is not 
considered that there has been any substantive change since this was undertaken that would 
result in a different outcome of the HRA. 
 
NRW do not object to the proposals but suggest that the Council’s Ecologist considers whether 
the trees to be lost contain Potential Roosting Features. However, the S73 application contained 
a condition (22) requiring all works to trees to be undertaken in accordance with the 
recommendations section of the ‘Further Protected Species Surveys: Land at Gwynfaen Farm, 
Gorseinon’ document, dated June 2019 which would safeguard potential roosts in trees to be 
felled and ensure if roosts are found, works cease and the advice of NRW sought. NRW also 
suggest that the Ecologist’s comments are sought with regards to the landscape plan. This 
substantially accords with the details included at outline stage to mitigate for tree loss and 
ensure connectivity across the site. the final landscaping plans have subsequently been 
amended in light of the Arboricultural Officer’s comments and are considered acceptable in 
terms of their landscape impact and ecological function. A scheme of ecological enhancements 
was also required by condition of the recent planning permission and would need to be 
discharged separately.  
 
The proposals are therefore considered to be acceptable in terms of their impact on ecology, 
trees and the landscape subject to the conditions referenced above.  
 
Affordable Housing 
 
Affordable housing provision was secured as part of the recent S73 application. The applicant 
has however outlined that more than the approved percentage of units would be developed for 
affordable housing which is positive given the requirement for affordable housing within 
Swansea. A layout indicating the proposed housing mix across the site has also been submitted 
which results in a variety of tenures being pepper potted across the site which accords with LDP 
policy seeking to provide for mixed, sustainable communities.  
 
Education 
 
A contribution was provided for education as part of the S73 application and was secured via 
S106. This issue is not considered further here but is included for clarity.  
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Green Infrastructure 
 
Policy ER 2 states that Green Infrastructure should be provided through the protection and 
enhancement of existing green spaces that afford valuable ecosystem services. Development 
that compromises the integrity of such green spaces, and therefore that of the overall Green 
Infrastructure network, will not be permitted. Development will be required to take opportunities 
to maintain and enhance the extent, quality and connectivity of the County’s multi-functional 
Green Infrastructure network. 
 
The applicant submitted a Green Infrastructure Assessment with the S73 application which 
includes the central village green that would act as an informal open space with integrated 
SuDS function, incidental landscaping around the edge and within the site that provides 
greening, biodiversity benefits, shade and visual interest, a “Rainscape” street with integrated 
SuDS, perimeter park to provide semi natural greenspace and a buffer to the open countryside, 
SuDS attenuation area on the western boundary providing visual interest and opportunities for 
biodiversity enhancement and retained woodland protected and enhanced through improved 
management. This plan was informed by the SuDS strategy, the ecological appraisal and the 
tree surveys and is considered sufficient to ensure that green infrastructure would be provided 
and protected as part of the development.  
 
These proposals have been incorporated into the submitted site layout and the proposals are 
considered acceptable in terms of their incorporation of green infrastructure. 
 
Climate Change and Renewable/ Low Carbon Technology 
 
Policy ER 1 seeks to mitigate the effects of climate change. RP 5 also seeks to avoid flood risk. 
In this instance, the site is not located within a flood area and the drainage strategy would 
adequately mitigate for flooding subject to detailed design. Policy EU 2 requires consideration of 
renewable and low carbon technologies.  
 
Firstly, the drainage strategy includes SuDS features to an above ground attenuation feature 
along the western boundary of the site. The Council’s Drainage Officer has raised no objections 
subject to detailed drainage design. No issues of flooding are raised. 
 
The applicant also submitted a Draft Energy Statement outlining the measures to be taken with 
passive design and energy efficiency measures to provide the cornerstone to the energy 
demand and CO2 emission reduction. Air source heat pumps are proposed for the individual 
dwellings which could provide a 30% reduction in CO2 along with on-site renewable 
technologies such as Solar PV arrays. Overall, it is considered that the development could 
achieve up to 50% reduction in CO2 emissions beyond the Building Regulations baseline. This 
outlines the various design responses to these issues and is considered acceptable in terms of 
climate change resilience.  
 
Drainage 
 
Policies RP 3 and RP 4 relate to water pollution, the protection of water resources and the 
avoidance of flood risk. Policy EU 4 states that development will be permitted where the utility 
infrastructure is adequate to meet the needs of the development.  
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Residents have raised a number of issues with regards to the drainage problems already being 
experienced in Ffordd Y Coegylfinir and have stated that the proposals would contradict the 
approved WG plans (unimplemented) to rectify land drainage conditions for this development. 
Residents go on to state that several houses would be located on natural springs with issues 
along the Gwili Fault and Gorseinon Syncline. Building on the site would therefore exacerbate 
flooding and waterlogging to adjacent properties. Whilst these issues were not raised as part of 
the S73 application, the Council and the applicant are aware of drainage issues on site which 
impact on the residential development to the south. The PROW Officer is also concerned about 
surface water running onto the footpath adjacent to the site.  
 
The application seeks to provider a series of swales and ponds to provide above ground storage 
and attenuation within the area of open space to the west (when required). At present, the 
majority of the site drains at a greenfield rate with the exception of the play area. The Council’s 
Drainage Officer has advised that they have no objection to the proposals which would be 
subject to SAB approval (under Schedule 3, Flood and Water Management Act 2010) which is 
separate to the planning process. Whilst the Drainage Officer has suggested that consideration 
of the application is delayed until the SAB application has been determined, there is no reason 
not to determine the planning application at the current time. As the outline permission also 
required details of drainage to be agreed with the Local Planning Authority, condition 15 of the 
S73 permission also requires the details to be agreed but this would follow on from the SAB 
approval as that is the primary legislation regarding surface water drainage. This would need to 
ensure that the proposals do not impact on 3rd party land and the applicant is aware of existing 
drainage issues.  
 
In terms of foul drainage, the proposal flows to Llannant WWTW. Dwr Cymru Welsh Water 
(DCWW) raised no objection as part of the S73 application subject to conditions which were 
attached to the consent. It is not considered that sufficient detail has been included to discharge 
the drainage conditions as part of this application which would be subject to further 
consideration as part of a discharge of condition application. For the avoidance of doubt, a 
condition to this effect would be attached to any permission. No new issues are raised as a 
result of this application.  
 
Archaeology / Heritage 
 
The previous application considered this in detail and confirmed that the proposal is considered 
to have no impact on heritage/ archaeology features within the site.  
 
Welsh Language 
 
The applicant submitted a Welsh Language Action Plan (WLAP) with the previous application 
and the recommendations of that were secured via condition. The applicant has subsequently 
submitted an updated WLAP which states that the measures identified and secured as part of 
the previous application are still fit for purpose.  
 
Employment and Training Opportunities 
 
Policy IO 2 seeks to provide training opportunities to maximise added benefits in line with the 
Council’s Beyond Bricks and Mortar (BBM) policy.  
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The applicant has indicated that Coastal and Pobl would include specific targeted recruitment 
and training clauses within the build contract which would specify that the contractor must 
provide certain numbers of paid and unpaid opportunities on the site, along with educational 
visits etc. This was secured by condition as part of the previous application.  
 
Other Issues 
 
One resident queried whether access would be retained to their back garden and garage at the 
rear of their property. The existing access lane would be retained and gardens secured with 
suitable fencing to ensure they are secure where they back on to this lane as requested by the 
Police Designing Out Crime Officer. The PROW Officer has queried who would be responsible 
for the maintenance of the public footpaths within the site and the applicant has confirmed at 
outline stage that they would be responsible for future maintenance of the open space within the 
site, excluding the formal play area. At outline stage, Members raised concerns about ensuring 
a fence is installed to separate the play area from the adjacent stream and this has been 
included on the plans.  
 
Conclusion 
 
Consideration has been given to the duty to improve the economic, social, environmental and 
cultural well-being of Wales, in accordance with the sustainable development principle, under 
section 3 of the Well-Being of Future Generations (Wales) Act 2015 ("the WBFG Act"). In 
reaching this recommendation due regard has been given to the ways of working set out at 
section 5 of the WBFG Act and it is considered that this recommendation is consistent with the 
sustainable development principle as required by section 8 of the WBFG Act. 
 
In conclusion, and having regards to all material planning considerations, including the Human 
Rights Act, on balance, the proposal is considered an acceptable form of development at this 
location that would not unduly impact upon the visual amenities of the area, the residential 
amenities of surrounding properties, ecology or highway safety. 
 
RECOMMENDATION 
 
APPROVE, subject to the following conditions; 
 
1 The development shall be carried out in accordance with the following approved plans 

and documents:  
 ASHP & Battery External Store (Drawing No. 42400 Rev P19) received on 10th October 

2019; 
 Highways Longitudinal Sections (Drawing No.  3349-WSP-DR-C-104 P04) received on 

10th October 2019; 
 Site Sections Sheet 1 (Drawing No. 3349-WSP-DR-C-112 P02) received on 10th October 

2019; 
 Site Sections Sheet 2 (Drawing No. 3349-WSP-DR-C-113 P02) received on 10th October 

2019; 
 Site Sections Sheet 3 (Drawing No. 3349-WSP-DR-C-114 P02) received on 10th October 

2019; 
 Site General Layout (Drawing No. 3349-WSP-DR-C-102 REV P09) received on 22nd 

November 2019; 
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 Highways General Arrangement Section 38 Plan (Drawing No. 3349-WSP-DR-C-105 

REV P05) received on 22nd November 2019; 
 Detailed Layout (Drawing No. EDP4783_D033R) received on 22nd November 2019; 
 Coloured Detailed Layout (Drawing No. EDP4783_D034H) received on 22nd November 

2019; 
 Housetype Mix (Drawing No. EDP4783_D035H) received on 22nd November 2019; 
 Hard Landscape Plan (Drawing No. EDP4783_D041H) received on 22nd November 

2019; 
 Soft Landscape Plans (Sheets 1-8) (Drawing No. EDP4783_d036H) received on 22nd 

November 2019; 
 Street Elevations 01 (Drawing No. 152858-STL-XX-ZZ-DR-A-31000-PL-PL9) received on 

22nd November 2019; 
 Street Elevations 02 (Drawing No. 152858-STL-XX-ZZ-DR-A-31002-PL-PL9) received on 

22nd November 2019; 
 Street Elevations 03 (Drawing No. 152858-STL-XX-ZZ-DR-A-31003-PL-PL9) received on 

22nd November 2019; 
 Street Elevations 04 (Drawing No. 152858-STL-XX-ZZ-DR-A-31004-PL-PL9) received on 

22nd November 2019; 
 Gwynfaen House and Apartment Types DQR LTH PL09 Document prepared by Stride 

Treglown received on 22nd November 2019; and 
 Gwynfaen House Types Market PL9 prepared by Stride Treglown received on 22nd 

November 2019.  
  
 Reason: For the avoidance of doubt and to ensure compliance with the approved plans. 
 

2 Notwithstanding the provisions of Schedule 2, Part 1, Classes A, D or E or Part 2 Class A  
of the Town and Country Planning (General Permitted Development) Order 1995 (as 
amended for Wales) (or any order revoking and re-enacting that order with or without 
modification), the car parking spaces as indicated on Drawing No. xxxx dated xxxx shall 
be provided prior to the first beneficial occupation of the dwelling that they serve and shall 
thereafter be permanently retained as such and used solely for the benefit of the 
occupants of the dwelling of which it forms part and their visitors for the parking of 
vehicles and for no other purpose.  

 Reason: To ensure adequate parking provision is provided and retained for each dwelling 
and to ensure that the parking spaces are not inhibited by permitted development. 

 

3 Notwithstanding the provisions of Schedule 2, Part 1, Class F (a) of the Town and 
Country Planning (General Permitted Development) Order 1995, (or any order revoking 
or amending that order), no hardstanding's shall be constructed/ provided forward of the 
principal elevation of the building line without the express permission of the Local 
Planning Authority. 

 Reason: In the interests of visual amenity to ensure landscaping is retained and ensure 
front gardens are not dominated by vehicle parking. 

 

4 Prior to the first beneficial occupation of any of the dwellings hereby permitted, 
confirmation that a Traffic Regulation Order has been issued/ made to ensure that streets 
5 and 6 are one-way shall be submitted to and approved in writing to the Local Planning 
Authority. 

 Reason: In the interests of highway safety to ensure the necessary highway 
improvements are undertaken. 
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5 Notwithstanding the details submitted with the application, this permission does not 

include surface water details, foul drainage details, affordable housing layout (for the 
purpose of the S106 agreement) and boundary enclosure materials. These details will 
require a separate discharge of condition application(s) under the provisions of outline 
planning permission reference 2019/0911/S73 granted 13th September 2019.  

 Reason: For the avoidance of doubt as to the nature of the details hereby approved. 
 
6 Prior to their installation on site, full details of all sheds indicated on the approved 

Detailed Layout shall be submitted to and approved in writing by the Local Planning 
Authority. The development shall thereafter be undertaken in accordance with the 
approved details. 

 Reason: To ensure the approved details are acceptable in terms of their visual impact 
and impact on neighbouring amenity. 

 
7 The works hereby approved shall be undertaken in full accordance with the Arboricultural 

Method Statement outlined in Section 3 of the Arboricultural Report prepared by ArbTS - 
Arboricultural Technician Services dated 17th September 2019 and Tree Protection Plan 
contained in Appendix 1 of that report. 

 Reason: To ensure existing trees to be retained are protected throughout the course of 
development. 

 
Informatives 
 
1 The development plan covering the City and County of Swansea is the Swansea Local 

Development Plan. The following policies were relevant to the consideration of the 
application: PS1, PS2, IO1, IO2, HC1, HC3, H1, H3, ER1, ER2, ER6, ER8, ER9, ER11, 
T1, T2, T5, T6, T7, EU2, EU4, RP1, RP2, RP3, RP4, RP5 and RP8. 

 
2 For the avoidance of doubt, Condition 5 and 7 of planning permission 2019/0911/S73 

should include details/ finishes of the retaining walls within the development both within 
the public domain and within private gardens. 

 
3 The applicant is reminded that this reserved matters permission should be read in 

conjunction with outline planning permission 2019/0911/S73 and the conditions contained 
therein. 

 

 



Planning Committee – 3rd December 2019 
 

 

Item 2 Application Number: 2019/0502/RES 

 Ward: Morriston - Area 1 

Location: Cwmrhydyceirw Quarry Co Ltd , Great Western Terrace, 
Cwmrhydyceirw, Swansea, SA6 6LL 
 

Proposal: Construction of 121 dwellings, open space and ancillary infrastructure, 
(details of appearance, landscaping, layout and scale of phase 2 
development pursuant to outline application 2014/0977 granted 11th 
January 2018) 
 

Applicant: Mr Tim Smale  Edenstone Homes Ltd 
 

 
 
 

NOT TO SCALE – FOR 
REFERENCE 

© Crown Copyright and 
database right 2014: 

Ordnance Survey 
100023509 
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Background Information 
 
Site History 
App Number Proposal Status Decision Date    

2018/1147/PRE PRE APP for reserved 
matter application pursuant 
to outline 2014/0977 for 
appearance, landscaping, 
layout and scale for 310 
dwellings, public open 
space and ancillary 
infrastructure 

PCO  
  

2018/1873/RES Construction of 28 
dwellings, public open 
space and ancillary 
infrastructure (first phase 
reserved matters 
application pursuant to 
outline application 
2014/0977 relating to 
appearance, landscaping, 
layout and scale) 

APP 06.12.2018 
  

2018/2019/DOC Discharge of conditions 7 
(presence of gases) and 
18 (landfill gases and 
leachate) of planning 
permission 2014/0977 
granted 11th January 2018 

APP 23.05.2019 
  

2018/2317/DOC Discharge of conditions 5 
(A programme for the 
phasing of the 
development along with a 
phasing plan), 9 (The 
Environmental 
Management Plan) and 13 
(Scheme and method 
statement for tree 
protection) of planning 
permission 2014/0977 
granted 11th January 2018  

APP 09.04.2019 
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2019/0219/DOC Discharge of condition 8 
(drainage) of planning 
permission 2014/0977 
granted on appeal 11th 
January 2018 

APP 12.06.2019 
  

2019/0220/DOC Discharge of conditions 10 
(confirmation from Natural 
Resources Wales that an 
application has been 
submitted for the definitive 
closure of site) and 11 
(Construction Management 
Statement) of planning 
permission 2014/0977/FUL  
granted on appeal 11th 
January 2018 

APP 10.06.2019 
  

2019/0502/RES Construction of 121 
dwellings, open space and 
ancillary infrastructure, 
(details of appearance, 
landscaping, layout and 
scale of phase 2 
development pursuant to 
outline application 
2014/0977 granted 11th 
January 2018) 

PDE  
  

2019/1041/SCO SCOPING OPINION for a 
new community hub and 
gym buildings 

REC  
  

2019/1042/SCR SCREENING OPINION for 
a new community hub and 
gym buildings 

EIANR
Q 

05.07.2019 
  

2019/1473/TPO Removal of trees that are 
not suitable for retention, 
treatment of Japanese 
Knotweed, further survey 
work, preparation of 
groundwork and future 
development (TPO 654) 

APP 08.08.2019 
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2019/1916/TPO Removal of the areas 
identified in red on Plan 1 
and 2 of self populated 
whips and trees covered 
by TPO 654 
 

APP 24.09.2019 
  

2019/2236/RES Provision of open space 
and ancillary infrastructure 
within former quarry basin 
(details of appearance, 
landscaping, layout and 
scale pursuant to outline 
application 2014/0977 
granted 11th January 
2018) 

PCO  
  

2019/2309/FUL Construction of community 
hub in connection with the 
wider development 
approved under application 
ref. 2014/0977 for the 
cessation of landfill and 
other operations for 
development of circa 300 
dwellings, public open 
space, associated highway 
and ancillary work 

PCO  
  

2014/0977 Proposed cessation of 
landfill and other 
operations enabled by 
residential development 
circa 300 dwellings, public 
open space, associated 
highway and ancillary work 
(outline) 

REF 15.06.2016 
  

2003/0394 Siting of two detached 
portacabins and portable 
toilet block 

WDN 11.11.2003 
   

 
Background 
 
This is a reserved matters application in respect of the development of the former 
Cwmrhydyceirw quarry for housing.  Outline planning permission was granted on appeal by the 
Welsh Ministers in January 2018 under planning ref: 2014/0977 for the following development: 
 
"Proposed Cessation of Landfill and other Operations Enabled by Residential Development 
Circa 300 Dwellings, Public Open Space, Associated Highway and Ancillary Works (Outline)" 
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This application constitutes phase 2 of the development with phase 1, comprising of 28 
dwellings, public open space and ancillary works, being approved in December 2018 under 
planning ref: 2018/1873/RES.  Phase 1 has commenced on site. 
 
Site Location 
 
The application site is located on the northern and eastern side of the quarry basin.  To the 
north of the site are existing residential properties on Enfield Close and Maes Y Gwernen Road.  
To the east are existing properties on Cwmrhydyceirw Road.  Beyond the southern  and western 
boundaries are the residual areas of the wider development site. 
 
The land the subject of this application was previously made up of amenity grassland with areas 
of mature trees.  There are also a number of hardstanding areas in the eastern portion of the 
site. 
 
A number of the trees have already been removed in order to facilitate the proposed 
development and these works have previously been the subject of discussions with the 
Council's tree officer.  
 
Description of Development 
 
Phase 2 will develop the residual areas of paddock/fields beyond the northern edge of the 
quarry face together with some hardstanding areas in the eastern portion of the site associated 
with the former concrete works. 
 
The proposal includes a total of 121 two storey dwellings located around a proposed central 
spine street that would connect to existing streets on Enfield Close and Maes Y Gwernen Road.  
The site will connect to phase 1 via a pedestrian only link. 
 
Areas of open spaces are proposed in the south western part of the site, a central play space is 
proposed together with a tree lined avenue leading to Maes Y Gwernen Road that would benefit 
from views looking out towards the quarry basin. 
 
Phase 2 includes 15 affordable housing units which is the balance to be provided on the entire 
site.   
 
The application has been accompanied by a statement from the applicant which seeks to 
demonstrate that the proposal would comply with the Environmental Statement (ES) submitted 
with the outline planning application.  The site for phase 2 falls within the development parcels 
identified within the ES and the development would fall within the scale parameters specified 
within the ES.  It is not considered that the proposal would raise any new ecological or landfill 
impacts which have not already been considered at the Outline Planning stage.  Therefore, it is 
not considered necessary in this instance for this application to be accompanied by an updated 
ES. 
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Planning Policy 
 
Adopted Swansea Local Development Plan (2010-2025) 
 
The Swansea Local Development Plan is the extant development plan for the area. The 
following LDP Policies are considered to be relevant to the determination of this application: 
 
ER 2 Strategic Green Infrastructure Network - Green infrastructure will be provided through the 
protection and enhancement of existing green spaces that afford valuable ecosystem services.   
Development that compromises the integrity of such green spaces, and therefore that of the 
overall green infrastructure network, will not be permitted. Development will be required to take 
opportunities to maintain and enhance the extent, quality and connectivity of the County's multi-
functional green infrastructure network in accordance with the green infrastructure principles set 
out in the policy. 
 
ER 6 Designated Sites of Ecological Importance - Development will not be permitted that would 
result in a likely significant adverse effect on the integrity of international and national 
designated sites, except in the circumstances specified in relevant legislation.  
 
Development that would adversely affect locally designated sites should maintain and enhance 
the nature conservation interest of the site.  Where this cannot be achieved development will 
only be permitted where it can be demonstrated that specified policy criteria are met. 
 
ER 8  Habitats and Species - Development proposals that would have a significant adverse 
effect on the resilience of protected habitats and species will only be permitted where they meet 
specific criteria.  
 
ER 9 Ecological Networks and Features of Importance for Biodiversity - Development 
proposals will be expected to maintain, protect and enhance ecological networks and features of 
importance for biodiversity.  Particular importance will be given to maintaining and enhancing 
the connectivity of ecological network. Development that could have an adverse effect on such 
networks and features will only be permitted where meet specific criteria are met. 
 
ER 11 Trees, Hedgerows and Development - Development that would adversely affect trees, 
woodlands and hedgerows of public amenity, natural/cultural heritage value, or that provide 
important ecosystem services will not normally be permitted.  Ancient Woodland, Ancient 
Woodland Sites, Ancient and Veteran trees merit specific protection and development that 
would result in specified outcomes will not normally be permitted.  
Where necessary a tree survey; arboricultural impact assessment; an arboricultural method 
statement; tree protection plan and/or scheme for tree replacement, including details of planting 
and aftercare will be required in support of a planning application. 
 
EU4  Public Utilities and New Development - development will be permitted where the utility 
infrastructure is adequate to meet the needs of the development. 
 
Development that requires new or improved utility infrastructure will be permitted where it can 
be satisfactorily demonstrated that the developer will make an appropriate contribution to secure 
the provision of the infrastructure. 
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PS 2  Placemaking and Place Management - development should enhance the quality of 
places and spaces and should accord with relevant placemaking principles. 
 
H 3  Affordable Housing - sets the percentage of affordable housing provision required in the 
Strategic Housing Policy Zones, subject to consideration of financial viability.  
 
T 1  Transport Measures and Infrastructure - Development must be supported by appropriate 
transport measures and infrastructure and dependant the nature, scale and siting of the 
proposal, meet specified requirements.  Development that would have an unacceptable impact 
on the safe and efficient operation of the transport network will not be permitted. 
 
T 2 Active Travel - Development must take opportunities to enhance walking and cycling 
access either by incorporation within the site, and/or making financial contributions towards the 
delivery off site of specific measures, as specified in the policy.  Developments must not have a 
significant adverse impact on existing active travel routes as specified in the policy.  
 
T 5  Design Principles for Transport Measures and Infrastructure - provides design criteria 
that the design of the new development, including supporting transport measures/infrastructure 
must adhere to.  
 
T 6  Parking - proposals must be served by appropriate parking provision, in accordance with 
maximum parking standards, and consider the requirements for cycles, cars, motorcycles and 
service vehicles. In those instances where adequate parking cannot be provided on site, or is 
judged not to be appropriate, the developer will be required to provide a financial contribution 
towards alternative transport measures where appropriate. 
The provision of secure cycle parking and associated facilities will be sought in all major 
development schemes. 
 
Proposals on existing car parks that would reduce parking provision will not be permitted where 
the loss of the parking facility would result in outcomes specified in the policy.  
 
RP 1 Safeguarding and Public Health and Natural Resources - development that would result 
in significant risk to life; human health and wellbeing; property; controlled waters; or the historic 
and natural environment, especially European  designated sites, will not be permitted, 
particularly in respect of the specified potential risks. 
 
RP 4 Water Pollution and the Protection of Water Resources - development that compromises 
the quality of the water environment, or does not comply with good water resource 
management, will not be permitted. Development proposals must make efficient use of water 
resources and, where appropriate, contribute towards improvements to water quality. 
Sustainable drainage systems (SuDS) must be implemented wherever they would be effective 
and practicable.  Water courses will be safeguarded through green corridors/riparian buffers.  
Development proposals that would have a significant adverse impact on biodiversity, fisheries, 
public access or water related recreation use of water resources, will not be permitted. 
 
RP 5 Avoidance of Flood Risk - In order to avoid the risk of flooding, development will only be 
permitted in line with Policy principles. 
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RP6  Land Contamination - development proposals on land where there is a risk from actual or 
potential contamination or landfill gas will not be permitted unless it can be demonstrated that 
measures can be taken to satisfactorily overcome any significant risk to life, human health, 
property, controlled waters, or the natural and historic environment. 
 
RP 7 Land Instability - Development which would create, affect or might be affected by 
unstable or potentially unstable land will not be permitted where there would be a significant 
direct risk to life, human health, property, buildings and structures, or the natural heritage on the 
site or in its vicinity.  Development will only be permitted on unstable or potentially unstable land 
where it is in line with policy principles.  Development is not permitted within Graig Trewyddfa 
Slip area.  
 
The following supplementary planning guidance (SPG) documents are considered to be relevant 
to the determination of this application: 
 
- Places to Live - A Residential Design Guide 
- City and County of Swansea Parking Standards 
- The Protection of Trees on Development Sites 
 
The above SPG provide information and guidance to clarify the policy aims of the relevant LDP 
Policies as set out above.  These documents are referenced in the amplification text of these 
Policies.  These SPG have been formally adopted by the Council following public consultation 
and stakeholder engagement that informed the content of the documents. The SPG documents 
were adopted by the Council prior to the LDP being formally adopted, and in due course the 
SPG documents will be subject to an updated public consultation and a re-adoption process.  
Notwithstanding this, it is considered appropriate to have regard to the content of the SPG 
given: they are fundamentally aligned to (and referenced as a supporting document within) the 
relevant LDP Policies and are considered to be consistent with national guidance and the 
overarching principles of Placemaking set out within PPW and the relevant TANs.  Ultimately 
the SPG documents provide useful guidance to confirm how the Council considers the relevant 
LDP Policy aims and objectives should be interpreted.  
 

Consultations: 
 

Highways: 
 

The outline consent has been granted at appeal so the principle of residential has been 
established. There is a section 106 Agreement in connection with the outline consent and that is 
unaffected by this proposed layout. 
 

The layout provides for 5.5m carriageways throughout the main spine street with 2m footways 
either side, this narrows to 4.8m within the 3 cul-de-sacs, as mentioned in previous comments 
there were concerns regarding swept paths and pedestrian provision, these have been 
satisfactorily addressed. 
 

The revised layouts provide for 2m footways on one side of the carriageway, and 1m on the 
other, this provides a continuous segregated pedestrian route and I am content with this 
arrangement.  Swept paths have been provided which demonstrate the North Eastern and North 
Western cul-de-sacs can be adequately serviced, the wider footway also provides sufficient 
manoeuvring space to access the perpendicular driveways. 



Planning Committee – 3rd December 2019 
 

Item 2 (Cont’d) Application Number: 2019/0502/RES 

 
The South Eastern Cul-de Sac has been amended on the swept path layouts 131130_AT_A14 
to show a revised turning head arrangement and 2m footway to the Southern side, the analysis 
shows that this can be accessed an egressed in a forward gear, and as such is now acceptable.  
This is not shown on the overall site layout, as such, a condition will be required to prevent any 
of the properties served from the South Eastern cul-de-sac being occupied until a 2m footway 
has been provided in accordance with details to be submitted for approval.  
 
Highways would recommend no objection to the proposals subject to the following conditions: 
 
1. No dwelling served from the South Eastern Cul-de-Sac, namely plot numbers 147,148 or 
149 shall be occupied until a 2m wide footway has been provided along the Southern 
Carriageway edge in accordance with details to be submitted for approval. 
 
The usual conditions regarding adoption and maintenance, CTMP, etc are included in the 
outline consent. 
 
Placemaking and Heritage: 
 
In summary, a number of the previously raised points have been addressed by the revised 
layout. The scheme is moving in the right direction, that said some further consideration is 
required to area 3 (plots 136, 141-147) as well as some minor amendments in other areas also 
to refine the scheme and ensure the high quality approach to the development is maintained. 
 
Conclusion - Negotiate - some layout amendments to one area (and refinements to other areas) 
as well as additional information required as set out in the body of this report.  
 
Drainage: 
 
The information is now acceptable. 
 
Parks: 
 
On the basis of what is proposed Parks have no objection to the proposal, subject to the 
submission of a scheme at a later date to include a satisfactory LEAP. 
 
Housing: 
 
The Housing Service accepts the proposed unit sizes and siting of the affordable housing. 
 
The affordable housing must be built to DQR standards. The affordable housing should not be 
obviously segregated through layout or design. The affordable units will be transferred to either 
Council/RSL to be determined/negotiated. 
 
This site falls within the Morristion Ward which is Band 3 Acceptable Cost Guidance. 
 
Landscaping: 
 
No objection. 
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Trees to be retained tally with pre-app discussions. 
 
Landscape proposals need to compensate for loss of existing trees. The provided scheme is an 
overview and detail will be required about size, species, type of stock etc. 
 
Ecology: 
 
A method statement for treatment of INNS was required to be submitted to the LPA for approval. 
 
Bird and bat boxes (or bricks) - we require an architectural drawing to show the proposed 
locations of these on buildings and trees (highlighting the types of boxes and numbers of them). 
 
The planting schedule and landscaping plan require more details in terms of the location of 
mitigation areas being planted, and the types of native species of local/Welsh provenance (and 
their aftercare). We request that areas of wildflower meadows and bee-friendly planting are 
created. 
 
Pollution Control: 
 
No objection to this application as long as the conditions specified in application 2014/0977 and 
the requirements for the Environmental Permit Surrender Process are adhered to and approved 
by Natural Resources Wales relating to historic contamination at the site. 
 
NRW: 
 
We offer no objection to the proposed second phase of the above development subject to the 
discharge of all relevant conditions of outline planning permission 2014/0977. 
 
South Wales Police Designing Out Crime Officer: 
 
I am generally pleased with the new site layout. However in order to overlook the rear parking 
bays I would ask for consideration to be given for railings to be installed at the rear of plots 56-
58 to increase the surveillance of the parking bays for plots 55 -58. Currently these parking bays 
are only overlooked by plot 55. 
 
In respect of the rear parking for plots 66 -70, I would ask for a rear window in plot 67 to 
overlook these parking bays and in respect of the parking for plots 103, 104 and 136 a rear 
window in plot 136 to overlook these. 
 
In relation to the parking for plots 137-141 a window in 141 should overlook these bays. Parking 
bays should be overlooked by windows that are located in rooms that are usually occupied. 
 
In respect of the path that runs between plots 138 and 140, the gate preventing this being a 
walk through must be lockable with a key, at least 1.8 metres in height and of solid construction. 
 
Dwr Cymru Welsh Water: 
 
We can confirm that DCWW has been previously informed of the proposed development and 
responded by way of our formal pre-application consultation service.  



Planning Committee – 3rd December 2019 
 

Item 2 (Cont’d) Application Number: 2019/0502/RES 

 
In reference to our original consultation (Ref: PLA0007625), and our response to pre-application 
consultation, we can advise that foul flows only from the proposed development can be 
accommodated within the public sewerage system. As part of the application we acknowledge 
receipt of a 'Proposed Drainage Plan' (Drawing No. 13169-P2-102 Rev C) and 'Drainage 
Technical Note' (Ref: 13169.TN03) which confirms proposals to discharge foul water to the 
public sewer and surface water flows to an existing lagoon via Sustainable Drainage Systems 
(SuDS).  Therefore, in respect of this application for approval of reserved matters and effectively 
discharge of condition 8 on phase 2, we offer no objection to the proposed development for 
construction of 125 dwellings. 
 
Coal Authority: 
 
The Coal Authority raised no objections to outline planning application 2014/0977 on the basis 
that the applicant's supporting Environmental Statement was able to conclude that coal mining 
legacy issues are not significant within the application site and do not pose a risk to the 
proposed development. As such, the Coal Authority wishes to raise no objection to this reserved 
matters submission. 
 

Neighbour comments: 
 

The application was initially advertised in the press and by site notices.  Forty eight neighbours 
were consulted.  Six letters of objection have been received, which may be summarised as 
follows: 
 

1. Concerns the proposed levels at the site in relation to the dwellings and gardens on 
Cwmrhydyceirw Road, together with the boundary treatments proposed, will result in 
runoff into the gardens of existing properties and land. 

2. Concerns that the lane adjacent to No. 69 and 73 Cwmrhydyceirw Road does not belong 
to the applicant and should not be used for pedestrian access to the development. 

3. Concerns regarding the impacts of the development on local wildlife including the impacts 
on foxes, bats and hedgehogs. 

4. Concerns the development will result in overbearing, overlooking and loss of light impacts 
upon the occupiers of existing residential properties on Enfield Close. 

5. Concerns the development would not be in keeping with the bungalows on Enfield Close. 
6. Concerns regarding environmental impacts from construction traffic and pollution arising 

from the construction of the development. 
7. Concerns regarding the location of the construction compound adjacent to properties on 

Enfield Close. 
 

Following the submission of amended plans a focused re-consultation exercise was undertaken 
with.  Letters were sent to four properties affected by the proposed changes.  No further 
consultation responses were received.  
 

Main Issues 
 

The main issues to consider in the determination of this application relate to the impacts of the 
development upon the character and appearance of the area, the impacts upon the residential 
amenity of existing and future occupiers, the impacts upon highway safety, ecology, drainage, 
land contamination and land stability having regard to the prevailing provisions of the relevant 
LDP Policies and National Policy guidance. There are considered to be no additional issues 
arising from the provisions of the Human Rights Act.  
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Principle of Development 
 
The principle of the development has been established by the appeal decision which granted 
outline planning permission.  This application will therefore consider the acceptability or 
otherwise of the details submitted for the approval of reserved matters in respect of appearance, 
landscaping, layout and scale of the development within phase 2. 
 
Character and Appearance 
 
The proposed layout reflects the broad principles set out within the masterplan at the outline 
planning stage with vehicular access points off Enfield Close and the principle access being a 
tree lined avenue off Maes Y Gwernen Road. 
 
The layout of the streets has a logical structure with several small cul-de-sacs branching off the 
main east-west spine street that will connect onto further phases to the east and west of the 
quarry basin.  There is a good level of connectivity between the site and the surrounding streets 
which helps to assimilate the development into the existing pattern of development.  The design 
approach is strengthened by having the majority of dwellings fronting onto the street, particularly 
along the spine street and tree lined avenue. 
 

A central theme within the masterplan at outline stage was for the development to face out 
towards the quarry basin, thus taking advantage of the impressive views over the former quarry.  
The proposed layout reflects these principles with a circular pedestrian route running around the 
northern and western edges of the basin connecting to areas of informal open space.  A small 
open space/equipped play area is also indicated within this phase and it is recommended that 
the provision of this play area is secured by a condition to ensure this facility is provided in a 
timely manner.    
 

14 No. plots would face directly out onto the circular quarry path, thereby benefiting from the 
impressive open aspect whilst providing good surveillance of the circular path.  This has 
inevitably resulted in a number of rear parking courts accessed off the main spine road.  
Following concerns from both the Placemaking officer and the South Wales Police Design Out 
Crime officer, the design of these parking courts has been amended and further windows have 
been provided in dwellings adjacent to these areas in order to provide enhanced natural 
surveillance and to deter crime.          
 

Concerns have been raised that the proposed development would not be in keeping with the 
bungalows adjacent to the site on Enfield Close.  In response to this concern, the illustrative 
masterplan and associated scale parameters provided at the outline stage indicated the 
provision of 2 and 3 storey dwellings within the phase 2 area.  This is reflected in the scheme 
now proposed which will provide, in the main, two storey dwellings with a 2.5 storey 'room in the 
roof' house type proposed at a key vista on the western part of the site, within the tree lined 
avenue and overlooking the quarry basin in the eastern part of the site.  This approach is 
considered to be acceptable and provides some variety within the street scene.  Further variety 
is provided by the use of a total of 12 house types with generally traditional pitched roof forms, 
oversized glazing and flat roof entrance canopies.  The dwellings would have a contemporary 
aesthetic and this would be emphasised by the use of weatherboarding as a facing materials for 
dwellings on key frontages around the spine street.  The remainder of the dwellings within this 
phase would be faced in brick or render and this would reflect the external materials on existing 
dwellings within the context of the site. 
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Boundary treatments have been indicated within the submission and these comprise a mix of 
timber fencing to side and rear boundaries with brick walls in prominent and key areas.  Railings 
of 1.2m in height are proposed around the top of the quarry basin with stock proof fencing at a 
lower level.  The proposed boundary treatments are considered to be satisfactory.    
 
The plans have been amended to address the majority of the concerns raised by the 
Placemaking officer, however, the Placemaking officer has raised concerns regarding the 
frontage parking for plots 144 - 147.  These concerns are noted, and whilst this approach is not 
ideal the vast majority of parking has been incorporated in side drives and parking courts, 
therefore, on this limited number of plots, the proposed run of frontage parking is considered to 
be acceptable. 
 
In summary, the overall layout and design approach reflects the principles set out within the 
masterplan at outline stage.  The layout responds positively to the sites constraints and 
opportunities and accords with the principles of good design.  On this basis it is considered that 
the proposed development would accord with LDP Policy PS2 and would accord with the 
guidance contained within the SPG document 'Places to Live - A Residential Design Guide'.   
 
Residential Amenity 
 
The proposed dwellings adjacent to the properties on Enfield Close will take place on a 
relatively flat plateau with levels dropping inwards towards the basin.   In the eastern portion of 
the site the levels drop quite significantly from west to east. 
 
In accordance with the requirements of the outline planning permission, this application has 
been accompanied by existing and proposed levels information.  Concerns have been raised by 
existing occupiers on Enfield Close that the development would result in unacceptable 
overbearing, overlooking and loss of light impacts upon existing residents. 
 
There are instances of back to side relationships with properties on Enfield Close, however, the 
majority of relationships are back to back between existing and proposed properties in this area. 
 
Where back to side relationships are indicated, separation distances of approximately 15 or 
more would be provided throughout the site and this would accord with the advice within the 
Council's design guide SPG, which requires a minimum separation distance of 15 metres to be 
maintained between existing and proposed dwellings in a back to side scenario and a minimum 
of 21m in a back to back scenario.   
 
The floor levels of the proposed dwellings adjacent to properties on Enfield Close would be 
consistent with the existing levels of the ground within the site adjacent to the back gardens of 
existing properties, therefore, the slab levels of the proposed dwellings would be broadly 
consistent with the slab levels of existing properties on Enfield Close. 
 
The design guide SPG advises that a 10m separation distance should be maintained where a 
two storey property with habitable room windows at first floor level would back onto a 
neighbours garden boundary.  In this respect a minimum separation distance of 10m would 
been maintained to the garden boundaries of existing properties throughout Phase 2. 
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It is clear that this development will result in a considerable change to the outlook at the rear of 
properties on Enfield Close, however, given the separation distances proposed between existing 
and proposed properties, it is not considered that the proposed development would result in any 
significant adverse overbearing, overshadowing or overlooking impacts upon the living 
conditions of the occupiers of existing properties on Enfield Close.   
 
Similarly the separation distances to existing properties on Maes Y Gwernen Road would be in 
excess of the minimum separation distances specified within the design guide SPG and on this 
basis it is not considered that the development would result in any significant impacts upon the 
living conditions of the occupiers of existing properties on Maes Y Gwernen Road. 
 
The development site is approximately 3-4m higher than the ground levels of properties on 
Cwmrhydyceirw Road and the slab levels of the proposed dwellings would be raised by 
approximately a further 0.5-1m above these levels.  Notwithstanding this, the properties on 
Cwmrhydyceirw Road benefit from extensive rear gardens measuring some 30-40m in depth, as 
such, despite the higher levels of the proposed dwellings relative to existing properties, it is not 
considered that the proposed development would result in any significant overbearing 
overshadowing or overlooking impact upon the occupiers of existing properties on 
Cwmrhydyceirw Road. 
 
Turning to the relationships between proposed dwellings within the site, satisfactory back to 
back and back to side separation distances are maintained throughout the development in 
accordance with the design guide SPG.  There are instances where there are significant levels 
differences between adjacent plots which, in accordance with the design guide would 
necessitate an increase in separation distances, however, the design guide does acknowledge 
in such situations planting or design solutions can be used to mitigate any significant impacts.  A 
cross section has been submitted showing the provision of higher fencing (2.4m) between the 
affected plots (85-88 and 98-101) and screening vegetation.  This mitigation is considered to be 
acceptable and can be secured by a planning condition. 
 
There are a handful of instances through the site where usable private garden areas are below 
the minimum standard set out within the design guide SPG, however, the vast majority of plots 
accord with the minimum standard set out within the SPG and a number of plots exceed the 
minimum space standards.  On this basis it is considered the private amenity space provision 
throughout the site is acceptable. 
 
Overall, it is considered that the design of the development would not result in any significant 
impacts upon the living conditions of existing residents adjacent to the site or the living 
conditions of the future occupiers of the development.  The development would not, therefore, 
conflict with LDP Policy PS2 or the advice within the design guide SPG. 
 
Access and Highway Safety 
 
A main spine street is proposed through the site running from Enfield Close forming a looping 
road around the quarry basin.  This street measures 5.5m in width with 2m footways either side.  
The loop road links up to the tree lined street that connects to the existing highway on Maes Y 
Gwernen Road.  These main routes through the site include localised narrowing resulting from 
street trees, which adds interest within the street scene.  There are three cul-de-sacs proposed 
where the street hierarchy changes and the road narrows down to 4.8m.  



Planning Committee – 3rd December 2019 
 

Item 2 (Cont’d) Application Number: 2019/0502/RES 

 
Following concerns from Highways these areas have been re-designed to include a 2m footway 
to facilitate pedestrian movement through these areas.  Within the southernmost cul-de-sac the 
provision of a 2m footway will need to be agreed by a condition as this element will be included 
within a later phase. 
 
This phase of the site is within a sustainable location being close to schools, shops and 
Morriston hospital. On this basis parking provision within the site is considered to be acceptable 
when considered against adopted parking standards with all dwellings benefiting from two or 
three parking spaces.  In this respect it is considered that the development would comply with 
LDP Policies T2, T5, T6 and the 'City and County of Swansea Parking Standards' SPG.   
 
Landscaping and Ecology 
 
An Environmental Management Plan has been approved under condition 9 of the outline 
planning permission.  This provides a site wide strategy for ecological mitigation, compensation 
and enhancement.  The plan includes specific mitigation measures for bats, peregrine falcon, 
amphibians and reptiles. 
 
In relation to this phase of the development, mitigation, compensation and enhancement will be 
provided through landscaping within the areas of open space and the provision of bat and bird 
boxes within the dwellings and existing trees.  In accordance with the recommendations of the 
ecology officer further information is required to specify the number, location and design of the 
bat and bird boxes, moreover, a detailed landscaping scheme is required.  These matters can 
be secured by planning conditions. 
 
In accordance with condition 12 of the of the outline planning permission this application has 
been accompanied by an arboricultural impact assessment.  A tree survey and tree protection 
plan have also been submitted and this information has been reviewed by the Council's tree 
officer.  A total of 10 no. individual trees are proposed to be removed together with 9 no. groups 
of trees. 
 
The important trees along the northern edge of the quarry basin and those along the boundaries 
with properties on Enfield Close are proposed to be retained.  Details of the method of 
protection for these trees has been submitted.  The Council's tree officer has offered no 
objection subject to the provision of a landscaping scheme to provide mitigation for the loss of 
the trees on the site.   
 
Subject to conditions, therefore, it is considered that the proposed development would not 
conflict with LDP Policies ER2, ER6, ER8, ER9 or ER11.  
 
Drainage 
 
Condition 8 of the outline planning permission required the provision of a site wide drainage 
strategy to be submitted based on sustainable drainage principles.  The condition allows for 
phased drainage operations and a detailed drainage scheme has been submitted with this 
application.   
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All surface water from the development will be discharged at an attenuated rate into the existing 
Cwmrhydyceirw Stream along the southern boundary of the wider site.  Land drainage can also 
be discharged to the proposed surface water system.  Foul water will be discharged to the 
existing DCWW sewer sewer in Maes Y Gwernen Road. 
 
The Council's drainage officer and DCWW are satisfied with the drainage scheme and on this 
basis the drainage details are considered to be satisfactory to satisfy condition 8 of the outline 
planning permission in so far as it relates to phase 2.  The development would therefore comply 
with LDP Polices EU4, RP4 and RP5.   
 
Land Contamination 
 
The outline planning permission includes conditions in respect of the requirements to address 
environmental and human health matters associated with the former landfill operations at the 
quarry, specifically relating to gas protection measures for the dwellings (condition 7), and for 
the monitoring of landfill gas and leachate (condition 18). The requirements of the conditions 
have been met in relation to phase 2, moreover, the developer has provided written confirmation 
to the local planning authority that an application has been submitted to Natural Resources 
Wales (NRW) for the definite closure of the landfill site and discussions are ongoing between 
the developer and NRW in this respect. 
 

Both NRW and the Council's Pollution Control division have offered no objection to this reserved 
matters application and on this basis the proposed development would not conflict with LDP 
Policies RP1 and RP6. 
 

Affordable Housing 
 
This phase includes all 15 no. affordable housing units within the Parc Ceirw site as required by 
the S106 unilateral undertaking.  
 

The Council's housing department are satisfied with the proposed unit sizes and the siting within 
the site.  On this basis the development would not conflict with LDP Policy H3.  
 

Land Stability 
 

The ES submitted with the outline application was able to conclude that coal mining legacy 
issues are not significant within the application site and do not pose a risk to the proposed 
development. As such, the Coal Authority have raised no objection to this reserved matters 
submission.  On this basis the proposed development would not conflict with LDP Policy RP7. 
 

Other Matters 
 

Matters relating to drainage, levels, ecological impacts, impacts upon the visual amenity of the 
area and the impacts upon the living conditions of existing residents have been addressed in the 
above report. 
 

Concerns have been raised in a letter of objection in relation to the use of a lane adjacent to No. 
69 and 73 Cwmrhydyceirw Road as a pedestrian access to the site.  The masterplan submitted 
with the outline planning application indicated this lane would be used for pedestrian access, 
however, access to this lane has not been indicated on this reserved matters application, 
therefore, any unauthorised access or trespass along this lane would be private matter. 
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In relation to concerns raised relating to the environmental impacts of the construction phase 
and the location of the construction compound in relation to noise and disturbance to 
neighbouring occupiers, it is recognised that residents surrounding the development will 
experience elevated levels of noise and disturbance during the construction phase, however, 
these impacts can generally be mitigated through good construction management practices.  
Indeed the applicant's Environmental Management Plan and Construction Method Statements 
have been approved under condition 9 and condition 11 respectively of the original outline 
planning permission.  Should any significant environmental impacts arise during the construction 
of the development, these matters can be dealt with under separate legislation. 
 
Conclusion 
 
This is a reserved matters proposal for 121 dwellings comprising the second phase of the 
approved outline development at the former Cwmrhydyceirw quarry.  The proposal has been 
considered in light of the principles established for the development at the outline planning stage 
and is considered to be acceptable in accordance with LDP Policies relating to matters 
regarding: design/layout; residential amenity; highway safety; drainage; land contamination; land 
stability; and ecology.  
 
Regard has been given to the duty to improve the economic, social, environmental and cultural 
well-being of Wales, in accordance with the sustainable development principle, under Part 2, 
Section 3 of the Well-Being of Future Generations (Wales) Act 2015 ("the WBFG Act"). In 
reaching this decision, the Local Planning Authority has taken account of the ways of working 
set out at Part 2, Section 5 of the WBFG Act and consider that this recommendation is in 
accordance with the sustainable development principle through its contribution towards one or 
more of the public bodies' well-being objectives set out as required by Part 2, Section 9 of the 
WBFG Act. For the above reasons the application is accordingly recommended for approval. 
 
Recommendation 
 
Approve, subject to the following conditions 
 
1 The development shall be carried out in accordance with the following approved plans 

and documents: 
 DR-L-001 REV PL07 (Lap Layout), received 16th August 2019 
 P2-101 (Location Plan - Phase 2 RM) 
 P2-107 Rev B (Proposed Street Scenes and Site Sections Phase 2) 
 P2-200 (Ashmore Floor Plans)  
 P2-201 Rev B (Ashmore Brick Elevations) 
 P2-202 Rev B (Ashmore Render Elevations,  
 P2-204 (Ashford Floor Plans) 
 P2-205 Rev B (Ashford Brick Elevations) 
 P2-207 Rev B (Ashford Brick Gable Fronted Elevations) 
 P2-209 (Alveston Floor Plans) 
 P2-210 Rev B (Alveston Brick Elevations) 
 P2-211 Rev B (Alveston Render Elevations) 
 P2-213 (Andover/Alveston Floor Plans) 
 P2-214 REV B (Andover/Alveston Elevations Brick) 
 P2-214-1 REV B (Andover/Alveston Elevations Render),  
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 P2-221 Rev B (Broughton Semi Detached Plans) 
 P2-222 Rev B (Broughton Cladding Semi Detached Elevations) 
 P2-223 (Carcroft Floor Plans) 
 P2-224 Rev B (Carcroft Brick Elevations) 
 P2-225 Rev B (Carcroft Render Elevations) 
 P2-229 (Farnham Floor Plans) 
 P2-230 Rev B (Farnham - Render Elevations) 
 P2-226 Rev B (Burford Floor Plans) 
 P2-228 Rev B (Burford Render Elevations) 
 P2-231 Rev A (Ogmore Floor Plans) 
 P2-232 Rev B (Ogmore Brick Elevations),  
 P2-233 Rev A (Wye Floor Plans)  
 P2-235 Rev A (Wye Brick Elevations Gable Fronted) 
 P2-236 (Carports Single Plans and Elevations) 
 P2-237 (Carports Twin Plans and Elevations) 
 P2-238 (Carport Pergola Six Spaces Plans and Elevations) 
 P2-239 (Garage Twin Plans and Elevations), received 19th August 2019 
 P2-100C (Levels Plan Sheet 1), received 9th September 2019 
 P2-101E (Levels Plan Sheet 2) 
 P2-102H (Proposed Drainage Plan Phase 2 Sheet 1), received 30th September 2019  
 P2-215 Rev B (Burlington Floor Plans) 
 P2-216 Rev D (Burlington Brick Elevations), received 7th October 2019 
 110 - (Site section) 
 P2-217 Rev C (Burlington Render Elevations), received 11th October 2019 
 P2-219 Rev B (Broughton Floor Plans) 
 P2-220 Rev C (Broughton Cladding Elevations), received 3rd October 2019 
 P2-10 Rev N (Planning layout - Phase 2 ) 
 P2-102-1 Rev G (External Works - Sheet 1 Phase 2) 
 P2-102-2 Rev F  (External Works - Sheet 2 Phase 2) 
 P2-103 Rev G (Materials Layout Phase 2) 
 P2-104 Rev G (Storey Heights Phase 2) 
 P2-105 Rev G (Affordable Housing Layout Phase 2) 
 P2-106 Rev G (Parking Strategy Phase 2) 
 P2-110A Rev B (Recycling and Waste Collection Strategy Layout) 
 P2-240 (Monkton Floor Plan) 
 P2-241 (Monkton Brick Elevations), received  22nd November 2019 
 Reason: For the avoidance of doubt and to ensure compliance with the approved plans. 
 
2 No development or site clearance shall take place until there has been submitted to and 

approved in writing by the Local Planning Authority a fully detailed scheme of 
landscaping including species, spacings and height when planted of all new planting.  
The scheme shall include the provision of tree planting at the rear of plots 85-88 and 98-
101.  The scheme shall include indications of all existing trees (including spread and 
species) and hedgerows on the land and identify those to be retained.  All planting, 
seeding or turfing comprised in the approved details of landscaping shall be carried out in 
the first planting and seeding seasons following the first beneficial occupation of the 
building or the completion of the development within phase 2, whichever is the sooner; 
and any trees or plants which within a period of 5 years from the completion of the  
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 development die, are removed or become seriously damaged or diseased shall be 

replaced in the next planting season with others of similar size and species. 
 Reason: In the interests of maintaining a suitable scheme of landscaping to protect the 

visual amenity of the area, to maintain the special qualities of the landscape and habitats 
through the protection, creation and enhancement of links between sites and their 
protection for amenity, landscape and biodiversity value in accordance with LDP Policies 
PS2, ER9 and ER11. 

 
3 The play area as indicated on drawing L-001 REV PL07 (LAP Layout) shall be installed 

prior to the beneficial occupation of the 40th dwelling to be constructed within phase 2. 
 Reason: To ensure the play provision is installed and available for use in a timely manner 

in accordance with LDP Policy SI6. 
 
4 No development shall commence until details of the materials to be used in the 

construction of the external surfaces of the development hereby approved have been 
submitted to and approved in writing by the Local Planning Authority. The development 
shall thereafter be carried out in accordance with the approved details. 

 Reason: To ensure a proper standard of development and appearance in the interests of 
conserving the amenities and architectural character of the area in accordance with LDP 
Policy PS2. 

 
5 Prior to the occupation of any dwelling hereby approved the means of enclosure at the 

site shall be constructed in accordance with drawing nos. 102-1G (External Works Layout 
Sheet1) and 102-2E (External Works Layout Sheet 2) save for the rear boundaries of 
plots 85-88 and 98-101 which shall comprise of a 2.4m high close board fence in 
accordance with details that shall be submitted to and approved in writing by the local 
planning authority prior to the occupation of this dwelling.  The boundaries shall be 
retained as approved for the lifetime of the development.  

 Reason: To ensure the boundaries at the site are satisfactory in the interests of visual 
amenity and residential amenity in accordance with LDP Policy PS2. 

 
6 Notwithstanding the details indicated within the approved plans, details of the number, 

design and location of bat and bird boxes within phase 2 shall be submitted to and 
approved in writing by the local planning authority prior to any superstructure works 
taking place on any dwelling hereby approved.  The bat and bird boxes shall be installed 
in accordance with the approved details prior to the occupation of any dwelling hereby 
approved which includes bat or bird boxes.  All bat and bird boxes shall be installed prior 
to the occupation of the final dwelling to be constructed within this phase. 

 Reason: To ensure the development provides satisfactory ecological mitigation, 
compensation and enhancement in accordance with PPW and LDP Policy ER9. 

7 The drainage system shall be constructed in accordance with the details indicated on 
drawing no. P2-102H (Proposed Drainage Plan Phase 2 Sheet 1) prior to the formation of 
any hard surfaces within the development that would drain into the system.   

 Reason: To protect the integrity of the Public Sewerage System and to ensure that 
effective drainage facilities are provided for the proposed development and that no 
adverse impact occurs to the environment or the existing public sewerage in accordance 
with LDP Polices EU4, RP4 and RP5. 
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8 The dwellings hereby approved on plots 147, 148 and 149 shall not be occupied until 

such time as a 2m footway has been provided on the southern cul-de-sac in accordance 
with details to be submitted to and approved in writing by the local planning authority. 

 Reason: A 2m footway is required in order to provide satisfactory pedestrian provision 
within the development in accordance with LDP Policies T2 and T5. 

 
Informatives 
 
1 The development plan covering the City and County of Swansea is the Swansea Local 

Development Plan. The following policies were relevant to the consideration of the 
application: ER2, ER6, ER8, ER9, ER11, EU4, PS2, H3, T1, T2, T5, T6, RP1, RP4, RP5, 
RP6 and RP7. 
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 Ward: Sketty - Bay Area 

Location: 2 The Bryn, Sketty, Swansea, SA2 8DD 
 

Proposal: Demolition of existing dwelling and construction of 1 detached 
bungalow and 2 detached dwellings 
 

Applicant: Estateways PLC  Estateways PLC 
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Background Information 

LDP - PS1 - Sustainable Places  
Sustainable Places - the delivery of new homes, jobs, infrastructure and community facilities 
must comply with the plan's sustainable settlement strategy which; directs development to the 
most sustainable locations within defined settlement boundaries of the urban area and Key 
villages; requires compliance with Sustainable Housing Strategy (PS 3) and Sustainable 
Employment Strategy (PS 4); safeguards Green Wedges; and resists development in the open 
Countryside. 
 
LDP - PS2 - Placemaking and Place Management  
Placemaking and Place Management - development should enhance the quality of places and 
spaces and should accord with relevant placemaking principles. 
 
LDP - ER8 - Habitats and Species  
Habitats and Species - Development proposals that would have a significant adverse effect on 
the resilience of protected habitats and species will only be permitted where they meet specific 
criteria. 
 
LDP - ER9 - Ecological Networks and Features of Importance for Biodiversity  
Ecological Networks and Features of Importance for Biodiversity - Development proposals will 
be expected to maintain, protect and enhance ecological networks and features of importance 
for biodiversity.  Particular importance will be given to maintaining and enhancing the 
connectivity of ecological network. Development that could have an adverse effect on such 
networks and features will only be permitted where meet specific criteria are met. 
 
LDP - ER11 - Trees, Hedgerows and Development  
Trees, Hedgerows and Development - Development that would adversely affect trees, 
woodlands and hedgerows of public amenity, natural/cultural heritage value, or that provide 
important ecosystem services will not normally be permitted.  Ancient Woodland, Ancient 
Woodland Sites, Ancient and Veteran trees merit specific protection and development that 
would result in specified outcomes will not normally be permitted.  
 
Where necessary a tree survey; arboricultural impact assessment; an arboricultural method 
statement; tree protection plan and/or scheme for tree replacement, including details of planting 
and aftercare will be required in support of a planning application. 
 
LDP - T6 - Parking  
Parking - proposals must be served by appropriate parking provision, in accordance with 
maximum parking standards, and consider the requirements for cycles, cars, motorcycles and 
service vehicles. In those instances where adequate parking cannot be provided on site, or is 
judged not to be appropriate, the developer will be required to provide a financial contribution 
towards alternative transport measures where appropriate.  The provision of secure cycle 
parking and associated facilities will be sought in all major development schemes. 
 
Proposals on existing car parks that would reduce parking provision will not be permitted where 
the loss of the parking facility would result in outcomes specified in the policy.  
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Site History 

App Number Proposal Status Decision Date  

2018/1499/PRE PRE-APP Replace existing 
dwelling with three 
detached dwellings 

MIXPR
E 

03.09.2018 
  

2019/1342/FUL Demolition of existing 
dwelling and construction 
of 1 detached bungalow 
and 2 detached dwellings 

PDE  
  

81/0380/03 EXTENSION TO 
DWELLING 

APP 30.04.1981 
  

2014/1206 To fell one Weeping Ash 
covered by TPO no. 549. 

REF 20.01.2015 
  

2011/0761 To fell and replace one 
weeping ash  tree covered 
by TPO No. 549 

REF 10.08.2011 
  

 
Description 
 
Full planning permission is sought for the demolition of the existing dwelling and construction of 
1 detached bungalow and 2 detached dwellings at No.2 The Bryn, Sketty. The site currently 
comprises a two storey detached dwelling with single storey detached garage. It is a relatively 
large corner plot with trees to much of the boundary which shields the site from most public 
vantages. 
 
Assessment of the immediate area 
 
The immediate street is predominantly comprised of relatively large detached bungalows, with 
some two storey houses adjacent to the plot and a residential block of flats opposite. The 
neighbouring bungalows are on relatively generous plots, however, the wider area is comprised 
of two storey dwellings with more modest curtilages. 
 
Planning History 
 
There is no relevant planning history for the site. 
 
Policy Issues 
 
The Swansea Local Development Plan ('LDP' 2010 - 2025) was adopted on 28th February 
2019, the policies contained within this will therefore be used in the determination of this 
application. Policies PS1, PS2, ER8, ER9, ER11 and T6 are relevant to the determination of this 
application. Regard can be given to the content of a range of Supplementary Planning Guidance 
('SPG') most specifically the following: 
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o Places to Live Residential Design Guide SPG (2014), 
o Infill and Backland SPG (2014) 
o Parking Standards SPG (2012) 
o The protection of Trees of Development Sites (2016). 
 
Whilst these SPG documents were formulated prior to the Adoption of the current LDP in 
February 2019 they were nevertheless formally adopted by the Council in recent years as part 
of the Unitary Development Plan following a period of public consultation and stakeholder 
engagement. The guidance within the documents remains relevant and the principles are 
fundamentally aligned to the national guidance and overarching principles of Placemaking set 
out in Planning Policy Wales (Edition 10, December 2018) and the above mentioned policies 
with the LDP. Accordingly the guidance remains relevant when considering the acceptability of 
this application.  
 
Procedural Matters 
 
The application is for determination at Planning Committee as it was called in by Local Ward 
Councillor Mike Day and has been met with the appropriate threshold as set out in the Council's 
Constitution. Councillor Day made the following observation as part of the call-in request: 
 
Following local representations, I wish to comment that the proposed development will alter the 
character of the neighbourhood. The other concern relates to the loss of trees at the site which 
is a feature of the locality. Access and egress to the new properties will also present challenges 
from a highways perspective. Should the application be considered for approval, I would request 
that the approval be heavily conditioned to address these issues. 
 
Responses to Consultations 
 
As part of the application process the application originally proposed the erection of 2 No. 
bungalows and 2 No. dwellings and was subject to consultation in July 2019. The comments 
received from neighbours as well as consultees as part of that process follow below. Following 
submission of responses the applicant provided an amended scheme which reduced the 
number of units to 1 No. bungalow and 2 No. dwellings and this was subject to a further 
consultation in September 2019. Following this minor changes were made by the applicant to 
the drawings and further comments were invited from neighbours in November 2019. 
 
July 2019 
 
Neighbours 
 
The application was advertised in accordance with the Town and Country Planning 
(Development Management Procedure) Order 2012 (as amended) by neighbour notification 
letters sent to Nos.4 and Bryn House The Bryn, 18, 19, 20, 21, and 22 Rhyd Yr Helyg, and, 6 
and 8 Beech Tree Lane on 5th July 2019. A site notice was also posted within the vicinity of the 
application site on 10th July 2019. 
 
29 letters of objection were received, the contents of which are summarised below: 
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o Noise and pollution during construction, potentially causing health problems. 
o Loss of trees. 
o Potential for damage to trees during construction, including examples of where trees 
 have been damaged during development. 
o Negative impact on the character of the wider area. 
o Negative impact on the value of neighbouring dwellings. 
o Questions over the amount of parking. 
o The houses should be built sustainably and have a low carbon impact. 
o Negative impact on local species. 
o The design of the bungalows do not reflect the other houses in the street. 
o Highway safety. 
o Overshadowing 
o Overlooking 
o Contrary to the Wellbeing of Future Generations Act 
o Overdevelopment of plot 
o Impact on trees from future residents 
o Concerns over the future boundary treatment. 
o Overbearing 
o Inaccuracies in the submitted arboricultural statement. 
o Limited amenity for future occupants 
 
Pollution Control Team 
 
The Authority's Pollution Control Officer gave the following comment: 
 
I have no conditions for it but would like to attach the following informatives: 
 
1 Construction Noise 
 
The following restrictions should be applied to all works of demolition/ construction carried out 
on the development site 
 
All works and ancillary operations which are audible at the site boundary shall be carried out 
only between the hours of 08.00 and 18.00 hours on Mondays to Fridays and between the hours 
of 08.00 and 13.00 hours on Saturdays and at no time on Sundays and Public Holidays and 
Bank Holidays unless otherwise agreed through the Local Planning Authority. 
 
The Local Authority has the power to impose the specified hours by service of an enforcement 
notice under Control of Pollution Act 1974, Section 60. 
 
Any breaches of the conditions attached to such a notice will lead to formal action against the 
person[s] named on said notice. 
 
2 Smoke/ Burning of materials 
 
No burning of any material to be undertaken on site.  



Planning Committee – 3rd December 2019 
 

Item 3 (Cont’d) Application Number: 2019/1342/FUL 

 
The Local Authority has the power to enforce this requirement by service of an abatement 
notice. Any breaches of the conditions attached to such a notice will lead to formal action 
against the person[s] named on said notice. 
 
3 Dust Control 
 
During construction work the developer shall operate all best practice to minimise dust arisings 
or dust nuisance from the site. This includes dust and debris from vehicles leaving the site.  
 
The Local Authority has the power to enforce this requirement by service of an abatement 
notice. Any breaches of the conditions attached to such a notice will lead to formal action 
against the person[s] named on said notice. 
 
4 Lighting 
 
During construction work the developer shall operate all best practice to minimise nuisance to 
local residences from on site lighting. 
 
Planning Ecologist 
 
The Authority's Ecologist gave the following comment: 
 
Bats 
 
The report highlighted the dwelling has limited bat roost potential. The surrounding habitat, 
particularly the mature trees bordering the site have low to medium bat foraging potential. Two 
bat species were recorded foraging during the survey. There are also local records of at least 
three bat species from nearby. Therefore see ecological enhancement section. 
 
Please include the following informative: note that all British bat species are protected under 
Schedule 5 of the Wildlife & Countryside Act 1981 (as amended) and are listed in Schedule 2 of 
the Conservation of Habitats and Species Regulations 2017 (as amended). This legislation 
implements the EC Habitats & Species Directive in the UK making it an offence to capture, kill or 
disturb a European Protected Species or to damage or destroy the breeding site or resting place 
of such an animal. It is also an offence to recklessly / intentionally to disturb such an animal. 
 
If evidence of bats is encountered during site clearance, work must cease immediately and the 
advice of Natural Resources Wales sought before continuing with any work (01792 634960). 
 
Condition: 
 
Pre-construction/site clearance checks for bats and nesting birds in buildings due for demolition 
must be undertaken. An Ecological Clerk of Works should be employed to oversee the 
demolition and check for any evidence of nesting birds or roosting bats. 
 
Breeding/nesting birds 
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The dwelling had evidence of previous use by breeding birds and there are local records of 
several roof-nesting birds eg house sparrow and swift. 
 
Please include the following informative: note that it is an offence under the Wildlife & 
Countryside Act 1981 (as amended) to intentionally (intentionally or recklessly for Schedule 1 
birds) 
 
o Kill, injure or take any wild bird 
o Take, damage or destroy the nest of any wild bird while that nest is in use or being built 
o Take or destroy an egg of any wild bird 
o Disturb dependent young (schedule 1 birds) 
 
Condition: 
 
No clearance of trees, shrubs, scrub (including gorse and bramble) or empty buildings shall be 
undertaken during the bird nesting season, March to September. 
 
Hedgehog 
 
Records show that there is the potential for hedgehogs to be present in the area. Hedgehogs 
are protected under Schedule 6 of the Wildlife and Countryside Act (WCA) 1981, which prohibits 
killing and trapping by certain methods. They are also a UK Priority species under the NERC Act 
(SEC.41) 2006. The species is therefore considered one of the UK's target species to avoid 
further population decline. 
 
Condition: 
 
All trenches and excavations must be fenced off or covered-over at night to prevent any animals 
(hedgehogs, badgers, otters and other species such as polecat which has been recorded 
nearby) from falling in and becoming trapped. If this is not possible an adequate means of 
escape must be provided (i.e. a gently graded side wall or provision of gently sloped wooden 
plank or equivalent). Any exposed pipes and trenches must be checked for trapped wildlife each 
morning before starting construction activities. 
 
Condition: 
 
In order to retain habitat connectivity for Species of Principal importance, such as hedgehogs, 
boundary treatments should not be flush to the ground, or suitably sized gaps 13 x 13 cm should 
be left at strategic points. See https://www.hedgehogstreet.org/hedgehog-friendly-fencing/ 
 
Landscaping Plan 
 
It is advised that as many trees as possible should be retained, in particular the mature trees of 
the site border to maintain a dark corridor and habitat connectivity. Also, the high value category 
A and B trees must be retained and protected as per the Arboricultural Report (5.6.2). The high 
value tulip tree is of particular heritage importance and must be specifically protected. 
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If the proposed 19 trees have to be removed, then it is advised that these should be replaced by 
planting new trees as per the compensatory tree planting outlined in 5.2.3 of the Arboricultural 
Report. 
 
Native trees, shrubs and wildflowers should be planted as part of the wider landscape scheme. 
 
A Landscape and Planting Scheme strategy is required to be submitted to the LPA for approval, 
outlining native (species of local provenance) tree, hedgerow, wildflower and scrub planting and 
a plan for aftercare. The use of native species of local or at least Welsh provenance and species 
of known benefit to wildlife in any soft landscaping scheme associated with the development is 
essential, together with use of diverse seed mixes for lawns/ gardens to enhance the habitat for 
local birds and invertebrates. This will improve ecological connectivity across the site and with 
other nearby habitats. 
 
Condition: 
 
A Landscape and Planting Scheme strategy is required to be submitted to the LPA for approval, 
prior to determination. 
 
Lighting strategy 
 
A sensitive lighting strategy, designed to ensure that the habitats adjacent to the site and the 
retained/proposed habitat areas are not lit during the construction, or operation phases of the 
development must be submitted. The strategy must outline avoidance of impacts of lighting on 
bats and other nocturnal species. This lighting strategy should be submitted to the LPA and 
agreed with the LPA Planning Ecologist. 
 

Condition: 
 

The lighting strategy must be placed as a condition on any planning permission granted. 
 

SUDS 
 

I would draw to your attention Standard S5 - Biodiversity of the SUDS Statutory Standards 
available from: https://gweddill.gov.wales/docs/desh/publications/181015-suds-statutory-
standards-en.pdf 
 

Standard S5 - Biodiversity Standard S5 addresses the design of SuDS to ensure, where 
possible, they create ecologically rich green and blue corridors in developments and enrich 
biodiversity value by linking networks of habitats and ecosystems together. Biodiversity should 
be considered at the early design stage of a development to ensure the potential benefits are 
maximised. 
 

Ecological enhancement 
 

Planning Policy Wales Edition 10 (2018): Biodiversity and Ecological Networks section 6.4 
Paragraph 6.4.3, The Environment (Wales) Act 2016 enhanced biodiversity and resilience of 
ecosystems duty (Section 6 Duty) and TAN 5 Section 40(1) of the Natural Environment and 
Rural Communities Act (NERC) 2006 all encourage developments in Wales to provide a net 
benefit for biodiversity conservation with no significant loss of habitats or populations of species, 
locally or nationally. 
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In view of this, the addition of ecological enhancement measures in the form of integrated bat 
boxes/bricks for crevice-dwelling species and bird boxes (for particularly swifts, house sparrows, 
starling) into the walls of new buildings is very welcomed (as per 5.1 of the report). Where 
possible, these should also be erected on suitable trees around the site. Rubble and brash/log 
piles to provide habitats for reptiles, amphibians and other species are also desirable, together 
with hedgehog friendly fencing. 
 
Condition: 
 
Before development works commence on site, a scheme of Ecological Enhancement Measures 
(in the form of bird and bat boxes/bricks to be provided within or to the walls of the dwellings and 
on suitable trees within the site) shall be submitted to and approved in writing by the Local 
Planning Authority. The approved Ecological Enhancement Measures shall be shown on an 
Architectural drawing and shall be fully provided no later than 6 months within the completion of 
the development and shall be retained as such in perpetuity. 
 
Reason: In the interests of ecology and biodiversity enhancement. 
 
Tree Officer 
 
The Council's Tree Officer requested that any approval be conditioned so that the tree 
protection plan is adhered to and made the following comment: 
 
There is no objection to the proposed tree removals on site. 
 
The proposed bungalows do not adversely affect the trees, however the design does not allow 
much amenity space outside of the trees' RPA and therefore will put pressure on the trees. 
 
This has been exacerbated since the pre-application by the introduction of the rain gardens i.e. 
there is little amenity space especially around bungalow A. The proposed site layout now 
appears to be over developed. 
 
The boundary wall between bungalows A and B enters the RPA of the tulip tree and is not 
acceptable. 
 
Highway Authority 
 
The Council's Highway Officer made the following comment: 
 
The proposed layout involves the introduction of two new access points and an amendment to 
an existing access in the form of a widening to allow a shared drive to be formed to serve two 
properties. 
 
There is a residential property already at the site but the planning application seeks to intensify 
the use of the plot to four units. 
 
The parking levels looks acceptable but the layout looks cramped, particularly the shared area 
serving house 1 and bungalow A. 
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In terms of the access points there is no issue with access to Bungalow A and House 1 nor the 
access to House 2. However is it considered that the access to Bungalow B does not have the 
required visibility, and as such would not be supported. Given that the siting of this unit plus 
access/parking forms an integral part of the scheme then a condition is not appropriate to 
relocate this aspect. 
 
Whilst the bulk of the development is appropriate and could be conditioned with regard to 
boundary treatments parking layouts etc overall the scheme will have to be recommended for 
refusal over concerns regarding the access to Bungalow B. 
 
I recommend that the application is refused on the grounds that the proposed access to 
Bungalow B has insufficient visibility to ensure highway safety for the residents vehicles and 
passing traffic. 
 
September 2019 Re-consultation 
 
Amended plans were received reducing the number of proposed dwellings from 4 to 3 and the 
application was re-registered. A full re-consultation of consultees, neighbours and objectors was 
made and a site notice was posted on 9th September 2019. 
 
8 further letters of objection were received, the contents of which have been summarised below: 
 
o Impact on trees. 
o Lack of affordable housing. 
o Confirmation that original objections still stand. 
o Inaccuracies in the arboricultural statement. 
o Contrary to Health and Wellbeing Act and the Future Generations Act 
o Potential for trees to be damaged during construction 
o Overdevelopment of the plot 
o Highway safety 
o Pressure to remove or crop trees by future occupants 
o Loss of green infrastructure  
o Negative impact on wildlife  
 
Council's Drainage Officer 
 
The Drainage Officer gave the following comment: 
 
The Authority has received a request for pre-application advice under Schedule 3 of the Flood 
and Water Management Act 2010, we will provide detailed comments and feedback via the 
Schedule 3 process. 
 
Schedule 3, Flood and Water Management Act 2010. 
 
Your development proposal has been identified as requiring SuDS Approval Body consent 
irrespective of any other permissions given. 
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From 7 January 2019, all new developments more than 100m2 will require sustainable drainage 
to manage on-site surface water. Surface water drainage systems must be designed and built in 
accordance with mandatory standards for sustainable drainage published by Welsh ministers. 
 
These systems must be approved by the local authority acting in its SuDS Approving Body 
(SAB) role before construction work begins. The SAB will have a duty to adopt compliant 
systems so long as it is built and functions in accordance with the approved proposals, including 
any SAB conditions of approval. 
 
Which legislation are we referring to? 
 
Schedule 3 of the Flood and Water Management Act (FWMA) 2010 requires surface water 
drainage for new developments to comply with mandatory National Standards for sustainable 
drainage (SuDS). Schedule 3 to the FWMA 2010 also places a duty on local authorities as 
SuDS approving body to approve, adopt and maintain systems compliant with section 17 of the 
schedule. 
 
What exactly is a SAB? 
 
The SAB is a statutory function delivered by the local authority to ensure that drainage 
proposals for all new developments of more than 1 house or where the construction area is 
100m2 are designed and built in accordance with the national standards for sustainable 
drainage published by Welsh Ministers. 
 
The SAB is established to: 
 
o Evaluate and approve drainage applications for new developments where construction 
 work has drainage implications, and 
o Adopt and maintain sustainable surface water drainage systems according to Section 17 
 of Schedule 3 (FWMA). 
o The SAB also has powers of inspection and enforcement 
o And uses discretionary powers to offer non-statutory pre-application advice 
 
What does it mean for my development? 
 
Whether you are a developer, an agent or an individual seeking planning permission for a 
development, if your development is of more than 1 house or of 100m2 or more of construction 
area you must also seek SAB approval alongside planning approval. You will not be allowed to 
start construction until the 2 permissions are granted. 
 
Further details on how to apply and guidance can be obtained from the website 
https://www.swansea.gov.uk/sustainabledrainage and by contacting the SuDS Approval Body 
via email Sab@swansea.gov.uk 
 
Highway Authority 
 
The Highway Officer gave the following comment: 
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The plot to which the application relates is Number 2 The Bryn, a single property on land with 
significant trees and vegetation growth. 
 
The local highway provides footways on both sides of the carriageway, parking generally occurs 
on the site side of the carriageway due to the presence of single yellow line Traffic Regulation 
Orders on the opposite side. The existing property is served by a private drive which is located 
broadly opposite a vehicular access for Harford Court, a block of residential apartments. Street 
lighting is provided on The Bryn and it is a bus route with stops located near the site. 
 
As set out, the site was the subject of pre-application comments on the proposals to replace the 
existing property with three detached dwellings. The subsequent planning applicant originally 
sought permission for four new dwellings, comprising 2 detached houses and 2 bungalows. A 
consultation response was provided by Highways on this layout and a recommendation for 
refusal was made. More recently the revised layout plan now shows three dwellings, 2 houses 
and 1 bungalow. 
 
The previous applications have been reviewed in the preparation of this consultation response. 
This updated consultation response deals with the amended plan for three dwellings. 
 
Access 
 
The proposals include the retention of the existing private drive access and two new access 
points to the north and to the south of this location. The most recent plan showing the proposed 
layout appears to be Dwg No TB/18/100 Rev F, therefore any references are taken from this 
version. 
 
The previous consultation response resulted in some concerns over access and visibility splays. 
The existing access to serve a new dwelling House 1 is considered acceptable based on 
existing access being established. The proposed access to the south to serve House 2 appears 
acceptable although visibility splays have not been set out on the plan and details of the 
boundary wall height are not confirmed. There does appear to be sufficient scope to ensure 
adequate provision and this can be conditioned. The parking access to the north for Bungalow 
was the subject of previous concern over visibility. The latest plan sets out visibility to the east 
and south across land within the development boundary. It is not clear to which plot this land 
would be attached when the dwellings are complete. There is a requirement to ensure that the 
area within the visibility envelope is kept clear. There are existing trees plotted on the plan and it 
is assumed all other trees other than that shown in the envelope would be removed. The area 
should be cleared and replanted with vegetation with a mature height of 0.45 metres and no 
boundary fences or walls should be erected along the back of the footway. Existing trees should 
have a clear trunk to a height above 2.1 metres, which in this location it appears to be the case. 
If this area is not to be connected to the Bungalow in future sales or transfer, it should be 
dedicated to Highways. 
 
All access should be provided as footway crossovers. 
 
The proposed length of driveways will exceed refuse collection distances and as such 
arrangements will need to be made for bins to be brought to the vicinity of the highway by 
residents. 
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Parking: 
 
Parking provision has been confirmed to be appropriate in previous proposals and is advised to 
be appropriate in the current layout at three car parking spaces per dwelling. The layout of 
parking areas and turning provision was the point of discussion in the pre-application and 
consolation responses. There will be a required for parking and adequate turning areas to be 
provided House 2 appears to have sufficient area, House 1 is irregular in shape and may not be 
ideal. 
 
Standard parking spaces must be provided at the dimensions of 2.6 metres by 4.8 metres. 
 
The size of parking bays and sufficient turning areas can be conditioned and the developer will 
need to agree the details and provided sufficient evidence to Highways prior to commencement. 
 
Highway Authority View 
 
It was advised in the pre-application stage and previous consultation the Highway Authority had 
concerns over access visibility and parking. The latest revision includes further information on 
visibility and this does partly resolve the concern with the remaining action set out above. 
 
The recommended conditions are set out below: 
 
i. Prior to commencement of development details of the proposed access works to the highway 
shall be submitted and approved in writing by the Local Planning Authority the City and County 
of Swansea Development Management Team under a Section 278 Agreement. 
 
All access works, relating to the highway The Bryn, shall be substantially completed prior to any 
of the works commencing on site to the satisfaction of the Local Highway Authority and as 
approved in writing by the Local Planning Authority. 
 
Note: All off-site highway works are subject to an agreement under Section 278 of the Highways 
Act 1980. The design and detail required as part of a Section 278 Agreement will be prepared 
by the City and County of Swansea. In certain circumstances there may be an option for the 
developer to prepare the scheme design and detail, for approval by the City and County of 
Swansea. However, this will be the exception rather than the rule. All design and 
implementation will be at the expense of the developer. 
 
ii. No dwelling shall be occupied until the access, turning areas and parking works have been 
completed and made ready for use, in accordance with the drawings that have been submitted 
to and approved in writing by the Local Planning Authority. The parking areas shall be made 
available for vehicular parking at all times thereafter. 
 
In the interests of highway safety and general amenity 
 
iii Prior to the development being brought into use, the proposed driveways shall be completed 
in accordance with details that have been submitted to and approved in writing by the Local 
Planning Authority before any development commences on site. 
 
In the interests of highway safety and general amenity 
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iv No development shall commence, including any works of demolition, until a Construction 
Method Statement has been submitted to and approved in writing by the Local Planning 
Authority. The approved statement shall be adhered to throughout the construction period. The 
statement shall provide for: 
 
1. The parking of vehicles of site operatives and visitors.  
2. Loading and unloading of plant and materials. 
3.  Storage of plant and materials used in constructing the development. 
4. The erection and maintenance of security hoarding including decorative displays and 
 facilities for public viewing where appropriate. 
5. Wheel washing facilities. 
6. Measures to control the emission of dust and dirt during demolition and construction and 
7. A scheme for recycling/disposing of waste resulting from demolition and construction 
 works. 
 
Reason: To reduce the likelihood of obstruction of the highway, danger to road users, to 
conserve public health and local amenity, to ensure satisfactory standard of sustainable 
development and in order to ensure a proper standard of development and appearance in the 
interests of conserving the amenities and architectural character of the area. 
 
Note 1: The Developer must contact the Highway Management Group , The City and County of 
Swansea , Guildhall Offices, c/o The Civic Centre, Swansea SA1 3SN before carrying out any 
work . Please contact e-mail networkmanagement@swansea.gov.uk 
 
Council's Tree Officer 
 
The Council's Tree Officer gave the following comment: 
 
Most of the trees present on site are protected by TPOs 549 and 627. Under Section 197 of the 
Town and Country Planning Act 1990 it is the LPAs duty to ensure, whenever it is appropriate, 
that in granting planning permission for any development adequate provision is made, by the 
imposition of conditions, for the preservation of trees that contribute to amenity. 
 
Most of the objections received have cited impacts on the trees on site. The size of the root 
protection areas shown in the drawings have been questioned. A beech tree in particular is said 
to have a circumference of 3.5mm rather than 1000mm stated. The objector has misinterpreted 
the British Standard, the diameter of the tree and not circumference is used to calculate the 
RPA. The same objector has said that the RPA radius of this tree is stated as 8.1 metres on 
drawing TB/18/100 RevD, this is incorrect, no RPAs are shown on this plan nor are mentioned. 
The tree report has been produced by a suitably qualified and experienced consultant and is in 
accordance with the British Standard. 
 
The weeping ash T1042 is in poor condition are correctly categorised as category U. 
 
TPO 627 was placed on the site as an area designation, this was a temporary measure to 
prevent removal of trees prior to development. It has always been intended to modify the TPO 
when the individual trees are considered. The trees to be removed in general are category C 
trees and should not be considered a constraint to development. 
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The most recent drawings show one bungalow to the north of the site rather than the two 
previously. The layout of the property will be conducive to the shaded aspect from the tulip tree. 
The size of this bungalow has grown reducing the important amenity space; due to the tree 
constraints, the space not affected by the trees needs to be maximised and not over developed. 
I note that drainage is intended to pass behind the tulip tree requiring the removal of T1031, this 
route encroaches into the larger protection area that is preferred due to the trees ancient status. 
 
The drainage layout as presented is not acceptable for this reason. 
 
If the application is recommended for approval the removal of permitted development rights 
would be required by means of an article 4 certificate to prevent future encroachment near to 
the tulip tree. A tree protection plan would also be required to be conditioned in the event of 
approval to reflect the changes in the site layout. 
 
Welsh Water 
 
We refer to your planning consultation relating to the above site, and we can provide the 
following comments in respect to the proposed development.  
 
We would request that if you are minded to grant Planning Consent for the above development 
that the Conditions and Advisory Notes provided below are included within the consent to 
ensure no detriment to existing residents or the environment and to Dwr Cymru Welsh Water's 
assets. 
 
SEWERAGE 
 
Condition  No building shall be occupied until the foul drainage system for the site has been 
completed in accordance with the approved details. Thereafter no further surface water and/or 
land drainage shall be allowed to connect directly or indirectly with the public sewerage system.  
Reason: To prevent hydraulic overloading of the public sewerage system, to protect the health 
and safety of existing residents and ensure no pollution of or detriment to the environment.   
Advisory Notes  As of 7th January 2019, this proposed development is subject to Schedule 3 of 
the Flood and Water Management Act 2010. The development therefore requires approval of 
Sustainable Drainage Systems (SuDS) features, in accordance with the 'Statutory standards for 
sustainable drainage systems - designing, constructing, operating and maintaining surface 
water drainage systems'. It is therefore recommended that the developer engage in consultation 
with the City & County of Swansea Council, as the determining SuDS Approval Body (SAB), in 
relation to their proposals for SuDS features. Please note, Dwr Cymru Welsh Water is a 
statutory consultee to the SAB application process and will provide comments to any SuDS 
proposals by response to SAB consultation.  The applicant may need to apply to Dwr Cymru / 
Welsh Water for any connection to the public sewer under S106 of the Water industry Act 1991. 
If the connection to the public sewer network is either via a lateral drain (i.e. a drain which 
extends beyond the connecting property boundary) or via a new sewer (i.e. serves more than 
one property), it is now a mandatory requirement to first enter into a Section 104 Adoption 
Agreement (Water Industry Act 1991). The design of the sewers and lateral drains must also 
conform to the Welsh Ministers Standards for Gravity Foul Sewers and Lateral Drains, and 
conform with the publication "Sewers for Adoption"- 7th Edition. Further information can be 
obtained via the Developer Services pages of www.dwrcymru.com.   
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The applicant is also advised that some public sewers and lateral drains may not be recorded 
on our maps of public sewers because they were originally privately owned and were 
transferred into public ownership by nature of the Water Industry (Schemes for Adoption of 
Private Sewers) Regulations 2011. The presence of such assets may affect the proposal. In 
order to assist us in dealing with the proposal the applicant may contact Dwr Cymru Welsh 
Water to establish the location and status of the apparatus. Under the Water Industry Act 1991 
Dwr Cymru Welsh Water has rights of access to its apparatus at all times. 
 
Our response is based on the information provided by your application.  Should the proposal 
alter during the course of the application process we kindly request that we are re-consulted and 
reserve the right to make new representation. 
 
Re-consultation November 2019 
 
The plans were further amended to change the position of the rooflights to 'House 2'. A re-
consultation was made of the original neighbouring consultees and a site notice was posted on 
7th November 2019.  
 
2 No. comments of objection have been received raising the following points: 
 
o No changes or solutions to the previous application. The site is still overdeveloped with 
 two bungalows now being made into one. 
o Parking still creating a danger to pedestrians, road users and local bus service with poor 
 visibility on a sharp narrow bend. 
o Leaves will be falling on a flat roof creating an very unsightly mess 
 
Analysis and Recommendation 
 
Key Issues 
 
In view of the above mentioned policy context the key issues to consider in this planning 
application relate to the principle of the proposed residential development, impact upon visual 
amenity, impact upon the residential amenities of neighbouring occupiers, parking and highway 
safety, impact on trees and future occupiers along ecology impacts. 
 
Principle of Development 
 
The application site is positioned within the Swansea urban area and local ward of Sketty. The 
proposed site is a relatively large corner plot with a dense level of vegetative tree cover to the 
road side boundary. The existing dwelling is of little architectural merit and is for the most part 
shielded from public vantages. It is considered that the principle of demolishing the existing 
dwelling and replacing it with three dwellings is acceptable. The plot is considered to be large 
enough to accommodate the scale of the proposed dwellings. In terms of pattern of 
development it is noted that there is a large variety of plot sizes in the local area and the 
proposed layout of this infill development will be in-keeping with this.  
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Visual Amenity 
 
In terms of design the two storey dwellings are a mix of traditional and contemporary design with 
a two storey pitched roofed dwelling and a wraparound flat roofed single storey extension. The 
two storey element has a traditional roof design with brick external walling, although the design 
of the multiple window openings and profiled metal sheet roofing materials are a contrast to this. 
The single storey element is of a more modern design with timber facing external walling. The 
roof dormer on each dwelling is commensurate with the scale of the roof and is a 
complementary as opposed to a harmful addition. It is considered that the two proposed 
dwellinghouses are of a visually acceptable design and would not result in a harmful impact on 
the character or appearance of the surrounding local area.  
 
The bungalow is of a modern design with an L-shaped footprint and the majority of the building 
is shielded from public view. The front façade, which will be visible from the highway, presents a 
relatively short section to the street with a porch and non-traditional window openings. The 
application drawings indicate there are vertical windows with irregular width and spacing based 
on the pattern of light and shade found in woodlands. Given the site sits nesstled amongst tree 
cover with a range of horizontal tree features the design forms an interesting concept that reacts 
positively with the context of the site. Whilst the design is not usual in its form and is not strictly 
in-keeping with the dwellings found in the surrounding area this would not in itself be a good 
reason for refusal given that Plannin Policy Wales (Edition 10, December 2018) supports 
innovative design solutions that respond positively to context stating at paragraph 3.16 that 
LPAs "should not attempt to impose a particular architectural taste or style arbitrarily and should 
avoid inhibiting opportunities for innovative design solutions." In this instance the modern design 
of the bungalow can be considered acceptable and the scale of the property as such in the 
street would not result in any harmful or unacceptable visual impacts in the streetscene or 
surrounding area. 
 
This end of The Bryn lacks a strong building line especially accounting for the dense boundary 
treatment and the set-back of the existing dwelling from the street. The set-back and proposed 
orientation of the houses relative to the street can be considered acceptable in this instance. 
Similarly the position of the bungalow is considered acceptable be virtue of the lack of strong 
building line.  
 
It is noted that the majority of the trees within the plot and to the roadside boundary are to be 
retained with a few proposed to be removed to allow for the proposed dwelling footprint and 
creation of a proposed access. It is considered that the proposed boundary trees are a 
significant part of the character of the local area the majority of these should be retained. It is 
also noted that there are a number of protected trees to the Northern part of the site, the impact 
to these and the other trees on site has been considered by the Council's Tree Officer. 
 
In summary subject to certain controls being imposed in connection with the development it can 
be concluded that the design and form of the dwellings are acceptable in this context and the 
development will accord with the aims and objectives of Policy PS 2 of the Local Development 
Plan.  
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Residential Amenity 
 
In regard to residential amenity the key issue to consider is whether the proposed dwellings are 
sited in the most appropriate position such to not impact to a harmful degree upon the amenities 
that neighbouring residential occupiers should expect to receive. Regard is given to any 
potential overlooking, overbearing development or introduction of overshadowing.  In terms of 
the two storey dwellings proposed the SPG recommends 10m distance between upper floor 
windows and the shared boundary and 21m between habitable room windows with an additional 
2m for every 1m change in levels.  
 
House 1 is central within the application site and it is clear that this occupies a position similar to 
that of the existing dwellinghouse. It is angled such that it would not introduce direct overlooking 
to any neighbouring properties and exceeds the distances set out in the SPG. Proposed House 
2, which is adjacent to House 1, will have upper floor windows that are approximately 27.5m 
from the boundary and 37m from the side elevation of No.4 The Bryn. There is also 
approximately 25.5m distance from the rear elevation upper floor window and the shared 
boundary, in a direct line.  
 
Given the above it is considered here that the proposed dwellings are sufficiently sited from 
neighbouring boundaries to prevent any unacceptable impacts in regard to potential increased 
overbearing or overshadowing. In terms of potential for overlooking it is noted that 'House 2' is in 
a raised position to the surrounding neighbours, however, it is considered that the distance to 
the neighbouring properties from the habitable room windows (as described above) is sufficient 
to prevent any unacceptable overlooking impacts.  
 
Finally in relation to the proposed bungalow it can be noted on plan that this is proposed 
relatively close to the shared boundary with the nearest neighbour at No 4 Beech Tree Lane. 
Notwithstanding this the building is of single storey form and it is not considered to be of scale 
that would result in any unacceptable direct impacts by reason of overshadowing, overbearing 
or introducing overlooking that would be harmful. Whilst it could be argued that the proposed 
dwelling will be subject to overlooking from No. 4 Beech Tree Lane it can be noted that the 
design and form of the bungalow takes account of this (as set out in the submitted Site Sections 
drawing) by demonstrating through the design that any angle of view from the upper floor 
windows of No. 4 Beech Tree Lane will be towards the angled roof of the dwelling that will allow 
for a private garden area for the new bungalow by way of a courtyard area. 
 
Turning to the amenity of future occupants it is considered that the proposed dwellings and 
amenity space would be sufficient and appropriate. It is noted that the 2 two storey dwellings are 
positioned relatively close to each other, however, this is not considered to result in any 
unacceptable impacts. It is therefore considered that the proposals would have an acceptable 
impact in regards to potential for increased overbearing, overlooking and overshadowing and 
the development complies with the aims and requirements of Policy PS 2.  
 
Parking and Highway Safety 
 
The Authority's Highway Officer has not raised any objections to the proposal subject to 
conditions. The Authority's Parking Standards SPG requires that dwellings have at least one car 
parking space per bedroom up to a maximum of three.  
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The proposed parking areas are sufficient to accommodate three car parking spaces per 
dwelling and it has been sufficiently demonstrated that cars egressing the site would have 
satisfactory visibility. Subject to securing full details of these matters via a condition the impact 
upon highway safety is considered to be acceptable.  
 
Trees 
 
The Authority's Tree Officer considers that the proposals would not result in any unacceptable 
impacts on the trees subject to adherence to the proposed tree protection measures. It is noted 
that the construction of 3 dwellings on site would increase activity and therefore pressure on the 
trees. However it is considered that the proposed gardens are of a suitable size for future 
occupants and any future works proposed to the protected trees would require permission from 
the Local Authority.  
 
During consultation on the application a third party objector has raised concern with the 
submitted Tree Report alleging that parts of the content are not accurate and specifically raising 
issue with the RPA of a beach tree specified as T1011 in the report which is to the immediate 
south east of proposed dwelling No. 2 outside the application site boundary.  The Tree is 
defined in the report as being 'category B - desirable for retention'. The objector states that the 
measurements of the beech tree are not accurate, are not in accordance with Bristish Standard 
and thus the proposed dwelling would impinge on the RPA. The Council's Tree Officer has 
considered the content of the objections and has responded as follows: 
 
" It should be understood that the British Standard BS5837:2012 contains 'recommendations' 
and its content should not be considered 'rules' as Mr Cairns purports. 
 
Deviation from the standard is acceptable if either the Applicants arboriculturist or the LPAs 
Tree Officer can justify that the deviation is based on sound arboricultural knowledge and 
principles.  This is the case in this instance with regard to the position taken by the LPAs Tree 
Officer. 
 
It is acceptable to provide an estimate of measurements where access is limited due to the tree 
being off site and the Consultant alludes to this for this measurement in his report.  The 
Consultant would not have trespassed on land not belonging to his Client to obtain a 
measurement. 
 
Mr Cairns states that the measurement provided in the arboricultural report is incorrect and 
provides his own measurements of the circumference of the tree. The root protection area is not 
calculated from the circumference and there is no surprise that the figures do not match as the 
Consultant correctly uses diameter as the figure for the calculation. 
 
Notwithstanding the incorrect parameter Mr Cairns has given two measurements for the 
circumference - 13.5m and 3500mm, differing by 10 metres.  Assuming that 3500mm is correct 
and taken at the correct height on the tree stem the diameter equals 1110mm, 110mm more 
than the Consultants estimate.  Using this value the RPA according to the British Standard 
should be 13.2m (not 13.36m as purported by Mr Cairns) compared to the 12m used in the tree 
report. 
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Using a RPA of 13.2m does show that the proposed dwelling is within the RPA, however, as 
previously stated deviation from the standard is acceptable where there is justification.  In this 
case the incursion would be slight and there is enough contiguous rooting environment to 
compensate for it.  This was considered when receiving Mr Cairns objections to the application. 
 
In my professional opinion I do not think the incursion will adversely affect the tree or contribute 
to water table problems." 
 
In view of this it can be concluded that the proposed siting of the dwellings is acceptable and 
subject to conditions to require for an updated Tree Survey and Landscaping Scheme the 
development is acceptable and complies with the aims and requirements of policy ER 11. 
 
Ecology 
 
The Authority's Ecologist has raised no objection to the proposals subject to suggested 
conditions. Given that the ecological survey reported bats within the site albeit not within the 
building itself and that records show hedgehogs in the local area, suitable planning conditions 
have been recommended to make the development acceptable from a planning perspective 
having particular regard to policies ER8 and ER9. 
 
Response to objectors 
 
The objections in regards to the impact on trees, loss of trees, character of the area, parking, 
highway safety, residential amenity, ecological impacts have been addressed in the above 
report. In regard to any noise and disturbance during construction this is not a material planning 
consideration but controlled by separate legislation, in any event the Authority's Pollution 
Control Officer has suggested some informatives in regards to these matters. The Authority's 
Tree Officer considers that the tree protection measures and the accuracy of the report are 
sufficient for determination, and compliant with current legislation. Any damage to protected 
trees during or after construction is an offence controlled by separate legislation. The potential 
impact on the value of neighbouring properties is not a material planning consideration and 
therefore has not been considered in the determination of this application. The proposal is not 
considered to be contrary to the aims of the Wellbeing of Future Generations Act. 
 
Other Planning Matters 
 
Taking account of the scale and design of the proposed properties and the protected trees, it is 
not considered that the dwellings should be allowed to retain permitted development rights 
under Parts A, B, C, D or E which would ordinarily allow for extensions, outbuildings and other 
additions without planning permission. It is considered that future extensions to the property 
should be controlled to ensure that they do not result in undue harm to visual amenities, 
neighbouring residential amenities or protected trees. 
 
Conclusions 
 
In conclusion it is considered that the proposal represents an acceptable form of development. 
The proposed site is of a sufficient size for the proposed dwellings and there will be an 
acceptable impact on the visual amenity of the local area and residential amenities of 
neighbouring and future occupants.  
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Furthermore the proposal will have an acceptable impact on highway safety, the protected trees 
and ecology. Therefore it is considered that the development is compliant with the requirements 
of Policies PS1, PS2, ER8, ER9, ER11 and T6 of the Swansea Local Development Plan and 
advice provided within the Places to Live Residential Design Guide SPG (2014), Infill and 
Backland SPG (2014) and Parking Standards SPG (2012).  
 
Regard has been given to the duty to improve the economic, social, environmental and cultural 
well-being of Wales, in accordance with the sustainable development principle under Part 2 
Section 3 of the Well-Being of Future Generations (wales) Act 2015 ("the WBFG Act"). In 
reaching this recommendation, the Local Planning Authority has taken account of the ways of 
working set out at Part 2, Section 5 of the WBFG Act and consider that this recommendation is 
in accordance with the sustainable development principles through its contribution towards one 
or more of the public bodies well-being objectives set out as required by Part 2 Section 9 of the 
WBFG Act.   
 
RECOMMENDATION 
 
APPROVE subject to the following conditions: 
 
1 The development hereby permitted shall begin not later than five years from the date of 

this decision. 
 Reason: To comply with the provisions of Section 91 of the Town and Country Planning 

Act, 1990. 
 
2 The development shall be carried out in accordance with the following approved plans 

and documents: Site location plan, TB/18/104A house 1 proposed plans + section 
received 12th June 2019. TB/18/105B house 1 proposed elevations sheet 1, TB/18/106B 
house 1 proposed elevations sheet 2 received 24th June 2019. TB/18/100F proposed 
site plan, TB/18/101C bungalow proposed plans, TB/18/102C bungalow proposed 
elevations sheet 1, TB/18/103D site sections and bungalow proposed elevations sheet 2 
received 4th September 2019. TB/18/107C house 2 proposed plans, TB/18/108C house 
2 proposed elevations sheet 1, TB/18/109C house 2 proposed elevations sheet 2, C001 
REV B drainage strategy plan, C001 REV B drainage strategy plan received 23rd 
October 2019. 

 Reason: For the avoidance of doubt and to ensure compliance with the approved plans. 
 
3 No development or site clearance shall take place until there has been submitted to and 

approved in writing by the Local Planning Authority a fully detailed scheme of 
landscaping including species, spacings and height when planted of all new planting. The 
scheme shall include indications of all existing trees (including spread and species) and 
hedgerows on the land, identify those to be retained and set out measures for their 
protection throughout the course of development. All planting, seeding or turfing 
comprised in the approved details of landscaping shall be carried out in the first planting 
and seeding seasons following the first beneficial occupation of the buildings or the 
completion of the development, whichever is the sooner; and any trees or plants which 
within a period of 5 years from the completion of the development die, are removed or 
become seriously damaged or diseased shall be replaced in the next planting season 
with others of similar size and species. 
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 Reason: In the interests of maintaining a suitable scheme of landscaping to protect the 
visual amenity of the area, to maintain the special qualities of the landscape and habitats 
through the protection, creation and enhancement of links between sites and their 
protection for amenity, landscape and biodiversity value. 

 

4 No development shall take place until an updated Tree Protection Plan showing those 
trees to be retained and those to be removed has been submitted to and approved in 
writing by the Local Planning Authority. Development shall thereafter take place in 
accordance with the approved Tree Protection Plan. 

 Reason:  To prevent detrimental impact to trees, hedges and other landscape features 
which contribute to the amenity, landscape and biodiversity of the site and surrounding 
area. 

 

5 Notwithstanding the submitted details set out on Site Plan TB/18/100 Rev F no 
development shall take place until full details of the access, turning, parking and visibility 
splays for each dwelling have been submitted to and approved in writing by the Local 
Planning Authority. The details shall provide for visibility envelopes to be kept free of 
enclosures or trappings other than those trees marked for retention, provide full details of 
the hard surfacing material which shall be porous and details of the areas to be dedicated 
for parking and turning associated with each dwelling. Development shall thereafter take 
place in accordance with the approved details with the parking areas retained for parking 
purposes and visibility splays being kept free of enclosures or trappings in perpetuity. 

 Reason: In the interests of highway safety. 
 

6 No development shall commence, including any works of demolition, until a Construction 
Method Statement has been submitted to and approved in writing by the Local Planning 
Authority. The approved statement shall be adhered to throughout the construction 
period. The statement shall provide for: 

  

 1. The parking of vehicles of site operatives and visitors.  
 2. Loading and unloading of plant and materials. 
 3.  Storage of plant and materials used in constructing the development. 
 4. The erection and maintenance of security hoarding including decorative displays 

 and facilities for public viewing where appropriate. 
 5. Wheel washing facilities. 
 6. Measures to control the emission of dust and dirt during demolition and 

 construction and 
 7. A scheme for recycling/disposing of waste resulting from demolition and 

 construction works. 
  

 Reason: To reduce the likelihood of obstruction of the highway, danger to road users, to 
conserve public health and local amenity, to ensure satisfactory standard of sustainable 
development and in order to ensure a proper standard of development and appearance 
in the interests of conserving the amenities and architectural character of the area. 

 

7 No development shall commence until full details including samples of the materials to be 
used in the construction of the external surfaces of the development hereby approved 
have been submitted to and approved in writing by the Local Planning Authority. 
Development shall thereafter be carried out in accordance with the approved details. 

 Reason: In order to ensure that the proposed materials are sympathetic to the 
development and surrounding site context. 
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8 Prior to the commencement of development, a scheme of Ecological Enhancement 

Measures (in the form of bird and bat boxes/bricks to be provided within or to the walls of 
the dwellings and on suitable trees within the site) shall be submitted to and approved in 
writing by the Local Planning Authority. The approved Ecological Enhancement 
Measures shall be shown on an Architectural drawing and shall be fully provided on site 
no later than 6 months following the completion of the development and shall be retained 
as such in perpetuity. 

 Reason: In the interests of ecology and biodiversity enhancement. 
 
9 Prior to the commencement of development a lighting strategy shall be submitted to and 

agreed in writing with the Local Planning Authority. The strategy shall ensure that the 
habitats adjacent to the site and the retained/proposed habitat areas are not lit during the 
construction, or operation phases of the development. The strategy shall also ensure that 
any external lighting to the completed dwellings shall not impact bats and other nocturnal 
species. The development shall be carried out in full accordance with the agreed 
strategy. 

 Reason: In the interest of protected species. 
 
10 During construction works all trenches and excavations must be fenced off or covered-

over at night to prevent any animals (hedgehogs, badgers, otters and other species such 
as polecat which has been recorded nearby) from falling in and becoming trapped. If this 
is not possible an adequate means of escape must be provided (i.e. a gently graded side 
wall or provision of gently sloped wooden plank or equivalent). Any exposed pipes and 
trenches must be checked for trapped wildlife each morning before starting construction 
activities. 

 Reason: In the interests of the protection of species. 
 
11 In order to retain habitat connectivity for Species of Principal importance, such as 

hedgehogs, any boundary treatments associated with the development shall not be flush 
to the ground unless suitably sized gaps 13 x 13 cm are left at strategic points along the 
boundary treatment. See https://www.hedgehogstreet.org/hedgehog-friendly-fencing/ 

 Reason: For the protection of species. 
 
12 No building shall be occupied until the foul drainage system for the site has been 

completed in accordance with the approved details. Thereafter no further surface water 
and/or land drainage shall be allowed to connect directly or indirectly with the public 
sewerage system.   

 Reason: To prevent hydraulic overloading of the public sewerage system, to protect the 
health and safety of existing residents and ensure no pollution of or detriment to the 
environment. 

 
13 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (as amended for Wales) (or any order revoking and re-
enacting that order with or without modification), Classes A, B, C, D and E of Part 1 of 
Schedule 2 of that Order shall not apply. 

 Reason: In the interests of visual and residential amenity, and the protection of trees on 
the site. 
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Informatives 
 
1 The development plan covering the City and County of Swansea is the Swansea Local 

Development Plan. The following policies were relevant to the consideration of the 
application: Policies PS2 and T6. 

 
2 This consent is issued without prejudice to any other consents or easements that may be 

required in connection with the proposed development. 
 
3 Bats may be present.  All British bat species are protected under Schedule 5 of the 

Wildlife & Countryside Act 1981 (as amended) and are listed in Schedule 2 of the 
Conservation of Habitats and Species Regulations 2017.  This legislation implements the 
EC Habitats & Species Directive in the UK making it an offence to capture, kill or disturb 
a European Protected Species or to damage or destroy the breeding site or resting place 
of such an animal whether a bat is present at the time or not.  It is also an offence to 
recklessly / intentionally to disturb such an animal. 

  
 If evidence of bats is encountered during site clearance e.g. live or dead animals or 

droppings, work should cease immediately and the advice of the Natural Resources 
Wales sought before continuing with any work (0300 065 3000). 

 
4 Birds may be present in this building and grounds please note it is an offence under the 

Wildlife & Countryside Act 1981 (as amended) to intentionally (intentionally or recklessly 
for Schedule 1 birds) to: 

 -Kill, injure or take any wild bird 
 -Take, damage or destroy the nest of any wild bird while that nest in use or being built 
 -Take or destroy an egg of any wild bird 
 No works should be undertaken between 1st March and 31st August inclusive, unless a 

competent ecologist has undertaken a careful, detailed check for active birds' nests either 
in vegetation or buildings immediately before the vegetation is cleared and/or work 
commences on the building to ensure that no birds will be harmed and/or that there are 
appropriate measures in place to protect nesting bird interest on site. 

 
5 Please note that SAB (SuDS Approval Body) approval will be required if planning 

permission is granted subject to a condition that requires reserved matters to be 
submitted, and a valid application for approval of the reserved matter is not made before 
7th January 2020 (with the exception of single dwellings and developments with a 
construction area of less than 100 square metres). This is a separate application process 
to planning permission and a fee will be payable. Complying with SAB criteria may impact 
on the permission hereby granted. For queries and further information on the requirement 
for SuDS on new developments, please contact: water@gov.wales 

 
6 All off-site highway works are subject to an agreement under Section 278 of the 

Highways Act 1980. The design and detail required as part of a Section 278 Agreement 
will be prepared by the City and County of Swansea. In certain circumstances there may 
be an option for the developer to prepare the scheme design and detail, for approval by 
the City and County of Swansea. However, this will be the exception rather than the rule. 
All design and implementation will be at the expense of the developer. 
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7 The Developer must contact the Highway Management Group , The City and County of 

Swansea , Guildhall Offices, c/o The Civic Centre, Swansea SA1 3SN before carrying out 
any work . Please contact e-mail networkmanagement@swansea.gov.uk 

 
8 As of 7th January 2019, this proposed development is subject to Schedule 3 of the Flood 

and Water Management Act 2010. The development therefore requires approval of 
Sustainable Drainage Systems (SuDS) features, in accordance with the 'Statutory 
standards for sustainable drainage systems - designing, constructing, operating and 
maintaining surface water drainage systems'. It is therefore recommended that the 
developer engage in consultation with the City & County of Swansea Council, as the 
determining SuDS Approval Body (SAB), in relation to their proposals for SuDS features. 
Please note, Dwr Cymru Welsh Water is a statutory consultee to the SAB application 
process and will provide comments to any SuDS proposals by response to SAB 
consultation.   

  
 The applicant may need to apply to Dwr Cymru / Welsh Water for any connection to the 

public sewer under S106 of the Water industry Act 1991. If the connection to the public 
sewer network is either via a lateral drain (i.e. a drain which extends beyond the 
connecting property boundary) or via a new sewer (i.e. serves more than one property), it 
is now a mandatory requirement to first enter into a Section 104 Adoption Agreement 
(Water Industry Act 1991). The design of the sewers and lateral drains must also conform 
to the Welsh Ministers Standards for Gravity Foul Sewers and Lateral Drains, and 
conform with the publication "Sewers for Adoption"- 7th Edition. Further information can 
be obtained via the Developer Services pages of www.dwrcymru.com.   

  
 The applicant is also advised that some public sewers and lateral drains may not be 

recorded on our maps of public sewers because they were originally privately owned and 
were transferred into public ownership by nature of the Water Industry (Schemes for 
Adoption of Private Sewers) Regulations 2011. The presence of such assets may affect 
the proposal. In order to assist us in dealing with the proposal the applicant may contact 
Dwr Cymru Welsh Water to establish the location and status of the apparatus. Under the 
Water Industry Act 1991 Dwr Cymru Welsh Water has rights of access to its apparatus at 
all times. 

 
 
 



Planning Committee – 3rd December 2019 
 

Item 4  Application Number: 2018/2692/FUL 

 Ward: Bonymaen - Area 1 

Location: Land At Upper Bank Pentrechwyth, Nantong Way, Pentrechwyth, 
Swansea,  
 

Proposal: Retention and completion of development for 107 residential dwellings 
and associated infrastructure 
 

Applicant: Hygrove Homes (Swansea) LTD  
 

 
 
 

NOT TO SCALE – FOR 
REFERENCE 

© Crown Copyright and 
database right 2014: 

Ordnance Survey 
100023509 



Planning Committee – 3rd December 2019 
 

Item 4 (Cont’d) Application Number: 2018/2692/FUL 

 

Background Information 
 
Site History 
App Number Proposal Status Decision Date  

2016/3040/DOC Discharge of conditions 5 
(access road) & 8 (flood 
risk mitigation scheme) of 
planning permission 
2016/1089 granted 16th 
September 2016 

APP 30.03.2017 
  

2016/3121/RES Reserved Matters 
application (Details of 
access, appearance, 
landscaping, layout and 
scale pursuant to outline 
permission 2006/1902 
granted 6th July 2012) 

APP 03.03.2017 
  

2016/3405/NMA Non Material Amendment 
to reserved matters 
application 2016/1089 
granted 16th September 
2016 to allow for the 
relocation of 
footpaths/drives, the 
replacement of bollards 
with landscaping adjacent 
to plots 60/61 and the 
formation of a parking area 
for plot 57 

APP 13.12.2016 
  

2016/3527/FUL Diversion of existing 
culvert and associated 
infrastructure 

APP 07.04.2017 
  

2017/0026/FUL Construction of new 
highway and infrastructure 
works at Nantong Way 

APP 20.07.2018 
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2017/0546/RES Residential development 
for 19 dwellings, pumping 
station, open space/play 
area and associated works 
(details of access, 
appearance, landscaping, 
layout and scale pursuant 
to outline permission 
2006/1902 granted 6th 
July 2012) 

APP 27.10.2017 
  

2017/0935/DOC Discharge of condition 3 
(structural calculations) of 
planning permission 
2016/3527/FUL granted 
7th April 2017 

APP 10.05.2017 
  

2017/1144/S73 Variation of conditions 1 
and 9 of planning 
permission 
2016/3121/RES granted 
3rd March 2017 to allow 
for the substitution of an 
engineered bank with a 
railway sleeper retaining 
wall and removal of 
condition 5 (Access) 

INV  
  

2017/1291/FUL Construction of a new 
pumping station and 
associated works 

APP 22.06.2018 
  

2017/1881/PRE Pre-Application - 
Residential Development 

MIXPR
E 

15.09.2017 
  

2017/2441/RES Residential development of 
45 dwellings (details of 
access, appearance, 
landscaping, layout and 
scale pursuant of planning 
permission 2006/1902 
granted 6th July 2012 as 
varied by Section 73 
application 2014/1189) 

APP 05.04.2018 
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2018/0148/NMA Non Material Amendment 
to reserved matters 
approval 2017/0546/RES 
granted 27th October 2017 
to amend the turning head 
area outside plots 87-91 

APP 13.02.2018 
  

2018/0395/DOC Discharge of condition 4 of 
2015/1798 (External 
finishes of retaining wall) of 
reserved matters 
application 2015/1798 
granted 7th March 2016 
(as amended to condition 3 
by non-material 
amendment application  
2016/0649 granted 19th 
May 2016) 

APP 26.06.2018 
  

2018/1172/DOC Discharge of conditions 9 
(play area phasing plan), 
10 (play park bin, bench 
and floor covering), and 12 
(temporary vehicle turning 
facilities) of planning 
permission 
2017/0546/RES granted 
27th October 2017 

PDE  
  

2018/1370/NMA Non Material Amendment 
to planning permission 
2017/2441/RES granted 
5th April 2018 to relocate 
the dwellings on plots 
108/109 and 138/139 

APP 12.07.2018 
  

2018/2254/DOC Discharge of conditions 2 
(land contamination) and 6 
(retaining wall details) of 
planning permission 
2017/2441/RES granted 
5th April 2018 

APP 19.06.2019 
  

2018/2551/SCR SCREENING OPINION for 
106 residential dwellings 

EIANR
Q 

14.01.2019 
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2018/2692/FUL Retention and completion 
of development for 107 
residential dwellings and 
associated infrastructure 

PDE  
  

2019/0411/DOC Discharge of conditions 3 
(land contamination), 4 
(surface water drainage), 7 
(SSSI method statement), 
8 (public sewer) and 9 
(construction method 
statement)  of planning 
permission 2017/0026/ful 
granted 20th July 2018 

PDE  
  

2019/0877/DOC Discharge of condition 3 
(land contamination) of 
planning permission 
2017/1291/FUL approved 
22nd June 2018 

APP 10.05.2019 
  

2016/1089 Construction of 19 
dwellings (details of 
access, appearance, 
landscaping, layout and 
scale pursuant to planning 
permission 2006/1902 
granted 6th July 2012) 

APP 16.09.2016 
  

2016/1085 Discharge of condition 3 of 
planning permission 
2015/1798 granted 18th 
April 2016 and condition  2 
of non-material 
amendment 2016/0649 
granted 19th May 2016 
(Retaining Wall 
Construction Method 
Statement) 

NOBJ 19.07.2016 
  

2016/0649 Non Material Amendment 
to Planning Permission 
2015/1798 granted 7th 
March 2016 in respect of 
the residential 
development (amended 
retaining wall design) 

APP 19.05.2016 
   

 



Planning Committee – 3rd December 2019 
 

Item 4 (Cont’d) Application Number: 2018/2692/FUL 

 
Background 
 
This proposal represents the 7th & 8th phase of residential development at Upper Bank.  The 
site has been developed by Hygrove Homes on the basis of an outline planning permission 
granted in 2012 (2006/1902) which was also subject to a S106 planning obligation.  The majority 
of the original outline planning permission site has now been built out and this application seeks 
separate full planning permission for a further 107 dwellings and associated infrastructure on 
land which forms part of the original site together with a further parcel of land to the north east 
more recently acquired by the applicant. 
 
The original outline planning permission has also been amended through a number of Section 
73 applications to vary the conditions of the permission, most recently this year under 
application ref: 2019/0536/S73.  It should be noted a Section 73 application is currently under 
consideration for a further variation to extend to trigger to provide a permanent second access 
into the site off Nantong Way (2019/2523/S73). 
 
Works have already commenced on site for this development including demolition/engineering 
operations and the construction of three dwellings. 
 
This planning application is reported to the Planning Committee as the number of dwellings 
proposed exceeds the threshold specified within the Council's Constitution. 
 
Site Location 
 
The application site comprises an irregular shaped parcel of land measuring some 1.78 
hectares in area.  The site directly adjoins Hygrove Home's Brunel Wood site.  To the north west 
is the Morfa Retail Park with Pluck Lake to the north.  To the north west and west are areas of 
woodland with the A2117 beyond.  The application site is located entirely within the urban area 
and forms part of a non-strategic housing allocation site under LDP Policy H1.     
 
Description of Development 
 
The proposal is for the retention and completion of a development of 107 dwellings comprising a 
mix of 2 and 3 bedroom dwellings and 1 bedroom flats.  The development is effectively a 
continuation of the existing housing development taking place at Upper Bank and this is 
reflected in the architecture and layout of the proposed development which is consistent with 
that of previous phases at the wider site.  Access to the site would be gained from the existing 
street structure serving the wider site and via a new permanent access which is yet to be 
constructed off Nantong Way (see application ref: 2017/0026/FUL).  
 
Planning Policy 
 
Adopted Swansea Local Development Plan (2010-2025) 
 
Planning Policy Wales (10th Edition) 2018 
 
The Swansea Local Development Plan is the extant development plan for the area. The 
following LDP Policies are considered to be relevant to the determination of this application: 
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PS 2  Placemaking and Place Management - development should enhance the quality of 
places and spaces and should accord with relevant placemaking principles. 
 
IO 1 Supporting Infrastructure - development must be supported by appropriate infrastructure, 
facilities and other requirements considered necessary as part of the proposal. 
 
HC 2 Preservation or Enhancement of Buildings and Features - Proposals must preserve or 
enhance the County's buildings and features of historic importance in compliance with Policy 
principles. 
 
H 1 Non-Strategic Housing Sites - land is allocated within and on the edge of established 
settlements at 42 Non-Strategic Sites for the delivery of 10 or more new homes. 
 
H 2  Affordable Housing Strategy - provision will be made to deliver a minimum 3,310 
affordable homes over the Plan period. 
 
H 3  Affordable Housing - sets the percentage of affordable housing provision required in the 
Strategic Housing Policy Zones, subject to consideration of financial viability..  
 
SI 1 Health and Wellbeing - health inequalities will be reduced and healthy lifestyles 
encouraged by complying with set criteria. 
 
SI 3 Education Facilities - Where residential development generates a requirement for school 
places, developers will be required to either: provide land and/or premises for new schools or 
make financial contributions towards providing new or improved school facilities.  Proposals for 
the development of new primary and secondary education must comply with specific criteria. 
 
SI 6  Provision of New Open Space -Open space provision will be sought for all residential 
development proposals in accordance with the policy principles, and in accordance with relevant 
criteria relating to design and landscaping principles.  The quantity, quality and location of the 
open space contribution required will be determined against the most recent Open Space 
Assessment and Open Space Strategy. 
 
SI 8 Community Safety - development must be designed to promote safe and secure 
communities and minimise the opportunity for crime in accordance with specified policy 
principles. 
 
ER 1  Climate Change - To mitigate against the effects of climate change, adapt to its impacts, 
and to ensure resilience, development proposals should take into account the climate change 
principles specified in the policy. 
 
ER 2 Strategic Green Infrastructure Network - Green infrastructure will be provided through the 
protection and enhancement of existing green spaces that afford valuable ecosystem services.   
Development that compromises the integrity of such green spaces, and therefore that of the 
overall green infrastructure network, will not be permitted. Development will be required to take 
opportunities to maintain and enhance the extent, quality and connectivity of the County's multi-
functional green infrastructure network in accordance with the green infrastructure principles set 
out in the policy. 
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ER 6 Designated Sites of Ecological Importance - Development will not be permitted that would 
result in a likely significant adverse effect on the integrity of international and national 
designated sites, except in the circumstances specified in relevant legislation.  
 
Development that would adversely affect locally designated sites should maintain and enhance 
the nature conservation interest of the site.  Where this cannot be achieved development will 
only be permitted where it can be demonstrated that specified policy criteria are met. 
 
ER 8  Habitats and Species - Development proposals that would have a significant adverse 
effect on the resilience of protected habitats and species will only be permitted where they meet 
specific criteria.  
 
ER 9 Ecological Networks and Features of Importance for Biodiversity - Development 
proposals will be expected to maintain, protect and enhance ecological networks and features of 
importance for biodiversity.  Particular importance will be given to maintaining and enhancing 
the connectivity of ecological network. Development that could have an adverse effect on such 
networks and features will only be permitted where meet specific criteria are met. 
 
T 1  Transport Measures and Infrastructure - Development must be supported by appropriate 
transport measures and infrastructure and dependant the nature, scale and siting of the 
proposal, meet specified requirements.  Development that would have an unacceptable impact 
on the safe and efficient operation of the transport network will not be permitted. 
 
T 2 Active Travel - Development must take opportunities to enhance walking and cycling 
access either by incorporation within the site, and/or making financial contributions towards the 
delivery off site of specific measures, as specified in the policy.  Developments must not have a 
significant adverse impact on existing active travel routes as specified in the policy.  
 
T 5  Design Principles for Transport Measures and Infrastructure - provides design criteria 
that the design of the new development, including supporting transport measures/infrastructure 
must adhere to.  
 
T 6  Parking - proposals must be served by appropriate parking provision, in accordance with 
maximum parking standards, and consider the requirements for cycles, cars, motorcycles and 
service vehicles. In those instances where adequate parking cannot be provided on site, or is 
judged not to be appropriate, the developer will be required to provide a financial contribution 
towards alternative transport measures where appropriate. 
The provision of secure cycle parking and associated facilities will be sought in all major 
development schemes. 
 
Proposals on existing car parks that would reduce parking provision will not be permitted where 
the loss of the parking facility would result in outcomes specified in the policy. 
 
EU4  Public Utilities and New Development - development will be permitted where the utility 
infrastructure is adequate to meet the needs of the development. 
 
Development that requires new or improved utility infrastructure will be permitted where it can 
be satisfactorily demonstrated that the developer will make an appropriate contribution to secure 
the provision of the infrastructure. 
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RP 1 Safeguarding and Public Health and Natural Resources - development that would result 
in significant risk to life; human health and wellbeing; property; controlled waters; or the historic 
and natural environment, especially European designated sites, will not be permitted, 
particularly in respect of the specified potential risks. 
 
RP 4 Water Pollution and the Protection of Water Resources - development that compromises 
the quality of the water environment, or does not comply with good water resource 
management, will not be permitted. Development proposals must make efficient use of water 
resources and, where appropriate, contribute towards improvements to water quality. 
Sustainable drainage systems (SuDS) must be implemented wherever they would be effective 
and practicable.  Water courses will be safeguarded through green corridors/riparian buffers.  
Development proposals that would have a significant adverse impact on biodiversity, fisheries, 
public access or water related recreation use of water resources, will not be permitted. 
 
RP 5 Avoidance of Flood Risk - In order to avoid the risk of flooding, development will only be 
permitted in line with Policy principles. 
 
RP6  Land Contamination - development proposals on land where there is a risk from actual or 
potential contamination or landfill gas will not be permitted unless it can be demonstrated that 
measures can be taken to satisfactorily overcome any significant risk to life, human health, 
property, controlled waters, or the natural and historic environment. 
 
RP 7 Land Instability - Development which would create, affect or might be affected by 
unstable or potentially unstable land will not be permitted where there would be a significant 
direct risk to life, human health, property, buildings and structures, or the natural heritage on the 
site or in its vicinity.  Development will only be permitted on unstable or potentially unstable land 
where it is in line with policy principles.  Development is not permitted within Graig Trewyddfa 
Slip area.  
 
The following supplementary planning guidance documents are also relevant to the 
determination of this application: 
 
Places to Live - Residential Design Guide (adopted 2014) 
Planning Obligations (adopted 2010) 
City and County of Swansea Parking Standards (adopted 2012) 
 
The above SPG provide information and guidance to clarify the policy aims of the relevant LDP 
Policies as set out above.  These documents are referenced in the amplification text of these 
Policies.  These SPG have been formally adopted by the Council following public consultation 
and stakeholder engagement that informed the content of the documents. The SPG documents 
were adopted by the Council prior to the LDP being formally adopted, and in due course the 
SPG documents will be subject to an updated public consultation and a re-adoption process.  
Notwithstanding this, it is considered appropriate to have regard to the content of the SPG 
given: it is fundamentally aligned to (and referenced as a supporting document within) the 
relevant LDP Policies and are considered to be consistent with national guidance and the 
overarching principles of Placemaking set out within PPW and the relevant TANs.  Ultimately 
the SPG documents provide useful guidance to confirm how the Council considers the relevant 
LDP Policy aims and objectives should be interpreted.  
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Consultations: 
 
Highways: 
 
I recommend no highway objection subject to the recommendations above and the following 
conditions; 
 
1. All internal roads, footpaths and public areas shall be laid out and constructed to Highway 

Authority standards and Specification. 
 
2. All front boundary treatments shall be less than 1m in height, and visibility splays shall be 

kept clear of any obstruction greater than 1m in height. 
 
3. No development shall be commenced until details of the proposed arrangements for 

future management and maintenance of the proposed streets within the development 
have been submitted to and approved by the local planning authority. [The streets shall 
thereafter be maintained in accordance with the approved management and maintenance 
details until such time as an agreement has been entered into under Section 38 of the 
Highways Act 1980 or a private management and Maintenance Company has been 
established]. 

 
4. Development not to take place (beyond the existing consented reserved matters)  until 

the access works as referenced in 2018/1790/ful have been completed in accordance 
with the approved details. A trigger point needs to be agreed with respect to the 
signalisation of the access junction and full pedestrian crossing facilities being brought 
into beneficial use.  

 
5. Traffic calming features as outlined in the Section 106 Agreement (section 4) need to be 

agreed with the Highways Authority and completed prior to any further development 
(outside the existing reserved matters applications) being commenced. 

 
Note: The Developer must contact the Highway Management Group, The City and County of 
Swansea , Guildhall, c/o The Civic Centre , Swansea SA1 3SN before carrying out any work . 
Please email networkmanagement@swansea.gov.uk.  
 
Placemaking and Heritage: 
 
Welcome the latest amended phase 7 and 8 layout for Upper Bank. The amendments improve 
the permeability and shorten walking/cycling distances for residents. The outward facing edge 
comprising numbers 244-254 with front path is a positive amendment that will relate to future 
development on the adjacent council land. 
 
The amended plan shows the additional tree planting within the plot frontages as requested so 
this is welcomed. 
 
The plan also annotated the edge boundaries where overlaid by the planning red line as type 5 
which is 1.2m metal railings - the treatment is supported but this is quite high and could be 
reduced to 0.9m metal railings. 
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No further comments to make and approval is recommended in terms of Placemaking. 
 
Drainage: 
 
We have reviewed the submitted information and based on the strategy entitled "Phase 7 & 8 
Areas Drainage Strategy Report dated December 2018" recommend the following. 
 
Condition 
 
No development shall commence until the developer has prepared a scheme for the 
comprehensive and integrated drainage of the site showing how surface water and land 
drainage will be dealt with and this has been approved in writing by the Local Planning 
Authority. This scheme shall include details of a sustainable drainage system (SuDS) for surface 
water drainage and/or details of any connections to a surface water drainage network. The 
development shall not be brought into beneficial use until the works have been completed in 
accordance with the approved drainage scheme, and this scheme shall be retained and 
maintained as approved unless otherwise agreed in writing by the Local Planning Authority. 
 
Reason. 
To ensure that a satisfactory comprehensive means of drainage is achieved and that no 
adverse impact occurs to the environment or the existing public sewerage system and to 
minimise surface water run-off. 
 
Condition 
 
The site shall not discharge at any rate greater than 5l/s/developed hectare as stated in Section 
7.3.2.1 of the Drainage Strategy entitled "Phase 7 & 8 Areas Drainage Strategy Report dated 
December 2018". 
 
Reason 
To ensure that a satisfactory comprehensive means of drainage is achieved and that no 
adverse impact occurs to the environment or the existing public sewerage system and to 
minimise surface water run-off. 
 
Condition 
 
Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995, (or any order revoking or amending that order), Classes A, B, C, D 
and E of Schedule 2, part 1 shall not apply. 
 
Reason 
To protect the integrity of the chosen surface water management system from additional 
impermeable areas that the SW system is not designed to accommodate. 
 
Ecology: 
 
Description 
The site consists of a mixture of former brownfield land and acid grassland and scrub, which 
forms part of Pluck Lake Site of Importance for Nature Conservation (SINC). 
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Protected Species 
The PEA identified a potential impact on reptiles and nesting birds during vegetation removal.  
 
Protected Sites 
Part of the site is within Pluck Lake SINC, and is adjacent to the newly designated Six Pit, 
Swansea Vale and White Rock Site of Special Scientific Interest (SSSI). Under adopted Local 
Development Plan policy ER6, the permanent loss of SINC must be mitigated for. As the 
remainder of the SINC is under council ownership, S106 contribution(s) towards its 
management are appropriate. The precise sum will be determined based on the nature of the 
proposed works. 
 
Pollution Prevention 
There is potential for pollution of the neighbouring watercourse. A condition should be added to 
the consent requiring the submission of a Construction and Environmental Management Plan 
(CEMP) prior to commencement, as requested by NRW. The report also recommends the 
provision of a fence with dustsheets to prevent dust from blowing into the SSSI and lake. 
 
Drainage 
If a SuDS pond is to be created, the pond and surrounding area should be designed to benefit 
wildlife, with gentle gradients and appropriate planting/management. The appointed ecologist 
should be consulted for advice, and the information included in the Landscape Design Scheme. 
 
Lighting 
The lighting should be designed to avoid any unnecessary lightspill skywards or towards the 
trees and lake. 
 
Conditions 
 
- A CEMP must be submitted for approval prior to commencement to avoid pollution of the 

watercourse and SSSI. 
- The recommendations included in section 5 of the PEA must be followed (vegetation 

removal, pollution prevention, enhancement, etc.), and the condition discharged via a 
summary written by the appointed suitably qualified ecologist. 

- A lighting design scheme to be submitted for approval prior to commencement.  
 
Section 106 contribution request 
 
- Flail of scrub (willow, conifer, silver birch etc) to encourage heath £600/day x2 = £1200 
- Flail (willow, conifer, silver birch etc) on path verges to encourage moss/lichen (SSSI 

designation) £600/day x 2 =£1200 
- Fell and chip (4 operatives/day) conifer to encourage heath and broadleaved trees 

£1100/day x2 = £2200 
- Strim and rake area(s) of the plant spring sandwort (SSSI designation) £350/day x 2 = 

£700 
 
- Total = £5300 
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Environment Officer: 
 
A condition is required for the removal of Japanese knotweed at the site. 
 
Housing: 
 
The Housing Service requires 10% affordable housing onsite in line with the LDP, phased in 
clusters throughout the site (phasing to be determined/negotiated). 
 
We ask that the AH units include a range of DQR compliant house types/sizes to be transferred 
to a Registered Social Landlord/Council (to be determined/negotiated). The design and 
specification of the affordable units should be of equivalent quality to those used in the Open 
Market Units. This site falls within Swansea East, the Local Housing Market Assessment 
indicates a need for affordable housing, the highest need is for social rented tenure. 
 
This site falls within the Bonymaen Ward, the ACG band for this is Band 1. 
 
Education: 
  
Education request the full developer's contribution for the English medium secondary school 
(Cefn Hengoed Comprehensive) and the Welsh medium secondary school (Y.G. Bryntawe). 
There is no request for a developer's contribution towards Education in respect of the English 
medium primary school (Cwmglas primary) or the Welsh medium primary school (Y.G.G. Y 
Cwm) due to the current number of unfilled places (in the primary) and the low impact of this 
development on pupil numbers. 
 
Primary: no contributions requested for either of the primary schools listed above. 
 
Secondary: the full generated amount of £316,960.00 plus indexation towards Cefn Hengoed 
Comprehensive to support the development of areas of the leisure centre, to provide additional 
teaching and learning spaces. With £47,544.00 contribution plus indexation towards Y.G. 
Bryntawe, to support the development of the former office spaces/6th form areas to provide 
additional teaching and learning spaces and enhance dining space in line with the proposed 
increase in pupil numbers. 
 
Placemaking and Heritage: 
 
I have been consulted on the latest amendments for the final phases of Upper Bank. 
 
The amended plan shows the additional tree planting within the plot frontages as requested so 
this is welcomed. 
 
The plan also annotated the edge boundaries where overlaid by the planning red line as type 5 
which is 1.2m metal railings - the treatment is supported but this is quite high and could be 
reduced to 0.9m metal railings. 
 
I presume the flat elevations has been provided and have been assessed by the Case Officer. 
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Otherwise I have no further comments to make and approval is recommended in terms of 
Placemaking. 
 
Pollution Control: 
 
The Pollution Control Division has noted the comments and concerns stated in the letter dated 
17/1/19 by NRW, and also the conditions regarding contamination. 
 
The Pollution Control Division also notes the condition for a Construction Environmental 
Monitoring Plan (CEMP) to be submitted and approved. 
 
Conditions recommended in relation to: land contamination; imported soils; imported 
aggregates; verification/validation works; and unforeseen contamination.   
 
Dwr Cymru Welsh Water (DCWW): 
 
Conditions recommended to ensure no surface water and/or land drainage shall be allowed to 
connect directly or indirectly with the public sewerage network  
 
Natural Resources Wales (NRW): 
 
Natural Resources Wales have significant concerns with the proposed development as currently 
submitted. We would recommend that your Authority should only grant planning permission if it 
attaches the following conditions in relation to: land contamination and pollution prevention. 
Without these conditions, we would object to the proposal. 
 
Coal Authority: 
 
A mineshaft poses a risk to both public safety and the stability of the proposed development and 
remedial works to treat it to ensure the safety and stability of the proposed development should 
be undertaken prior to commencement of the development.  
 
A condition should therefore require prior to the commencement of development;  
-The submission of a scheme of remedial works for approval; and  
- Implementation of those remedial works.  
 
The Coal Authority therefore withdraws its objection to the proposed development subject to the 
imposition of a condition or conditions to secure the above. 
 
Glamorgan Gwent Archaeological Trust (GGAT): 
 
We note from the supporting documentation that the site has undergone some clearance; 
however, we also note that the site investigation has shown the made ground contains elements 
which are likely to be archaeological remains, relating to the nearby metallurgical industries, as 
they include building material, metal, slag, ash and sand. It is our experience that industrial 
remains considered to have been demolished or removed often survive with a high degree of 
integrity, as noted at Upper Bank (Former Addis Works). As a result, the likelihood of 
encountering archaeological remains is considered to be potentially medium to high. 
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In order to mitigate this, we therefore recommend that a condition requiring the applicant to 
submit and implement a programme of archaeological work in accordance with a written 
scheme of investigation should be attached to any consent granted by your Members. We 
envisage that this programme of 
 
Work may include an archaeological watching brief during any ground disturbing work, but will 
identify any elements of the proposals which may also need to be stripped and recorded, or 
hand-dug by archaeologists, which will also ensure that a targeted programme of work can be 
facilitated. The written scheme must have detailed contingency arrangements including the 
provision of sufficient time and resources to ensure that archaeological features that are located 
are properly excavated and analysed, and it should include provision for any sampling that may 
prove necessary, post-excavation recording and assessment and reporting and possible 
publication of the results.  
 
To ensure adherence to the recommendations we recommend that the condition should be 
worded in a manner similar to model condition 24 given in Welsh Government Circular 
016/2014. 
 
Neighbour comments: 
 
The application was advertised in the press and by a site notice.  No responses were received 
to the public consultation. 
 
APPRAISAL 
 
Main Issues 
 
The main issues to consider in the determination of this application relate to the impacts upon 
the character and appearance of the area, the impacts upon the residential amenity of the future 
occupiers, the impacts upon highway safety, local infrastructure, drainage, land contamination, 
land stability and ecology, having regard to the prevailing provisions of the relevant LDP Policies 
and National Policy guidance. There are considered to be no additional issues arising from the 
provisions of the Human Rights Act.  
 
Principle of Development 
 
The application site is located entirely within the urban area and forms part of a wider housing 
allocation under LDP Policy H1.  As an LDP housing allocation the principle of residential 
development at the site has therefore been established, however, the application will need to 
accord with the relevant technical Policies within the LDP as specified above.  
 
Design and Layout / Visual Amenity 
 
Following officer concerns the layout has been amended to improve the permeability through 
the site and shorten walking/cycling distances for residents. The layout has also been amended 
to positively relate to potential future phases to the north east of the site. 
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The layout flows on from previous phases and includes a continuation of the main spine street 
through the site.  The residual areas are served by a shared surface street which meanders 
through the site to effectively create two large cul-de-sacs.  A total of six house types are 
proposed in a mixture of brick and render.  The design of the development positively relates to 
key frontages and vistas and this is achieved, in part, by the use of double fronted house types.  
Off street parking is mainly provided along the site frontages and the plans have been amended 
to break up these areas with landscaping. 
 
Overall, the submitted details are considered to be acceptable on the basis that scheme forms a 
continuation of the existing development at Upper Bank.  The proposal provides continuity with 
this development in terms of the layout and design of the scheme.  On this basis it is considered 
that the development would not conflict with LDP Policy PS2 or the thrust of the guidance within 
the Residential Design Guide SPG. 
 
Residential Amenity 
 
The development has been amended to increase separation distances through the site.  The 
separation distances both within the site and in relation to previous phases are now considered 
to be satisfactory having regard to the minimum separation distances set out within the 
residential design guide SPG.  On this basis the development would not result in any significant 
residential amenity impacts and would therefore be in accordance with LDP Policy PS2 and the 
thrust of the guidance within the Residential Design Guide SPG. 
 
Access and Highway Safety 
 
The street layout continues the main spine street through earlier phases with a 5.5m 
carriageway and 1.8m footway provision either side.  The spine street connects earlier phases 
through to Brunel Way and will connect to the permanent access off Nantong Way, once 
constructed.  The remainder of the streets comprise a 7m wide shared surface which is a 
feature of previous phases and is therefore acceptable. 
 
Where the highway changes from a more conventional construction into a more informal shared 
surface, the applicant has revised the layout and now indicates an entry treatment to indicate a 
change in the nature of the street. Tactile paving has also been referenced although is not 
indicated on the plan to provide a pedestrian crossing facility. Highways have noted the design 
can be finalised under the section 38 Agreement with the Highways Authority.  
 
Car parking is proposed in line with the levels on other phases of this development.  This is 
predominantly provided as frontage parking, in this instance it is thought this will limit the 
amount of indiscriminate on street parking, assisting in preserving access for service and 
delivery vehicles. 
 
Highways have expressed some concerns regarding the siting of trees within visibility splays.  In 
response to this concern it is considered that the street trees proposed would not result in any 
significant visibility or highway safety impacts particularly given the design of the development 
which creates a low speed environment. 
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There is a requirement within the relevant Section 73 application relating to the outline planning 
permission (2018/1204/S73) that no more than 146 dwellings shall be occupied on the site until 
the permanent access off Nantong Way has been constructed. 
 
As the approval of this development would take the number of dwellings on the wider site over 
that trigger it will be necessary, in the interests of highway safety, to ensure that none of the 
dwellings proposed within this development are occupied until such time that the permanent 
access is in place. 
 
There is a Section 73 application that is currently under consideration relating to the original 
outline site that seeks to extend the trigger to construct the permanent access, with the effect of 
allowing no more than 200 dwellings to be occupied prior to construction of the permanent 
access.  This application is currently under consideration. 
 
Highways have offered no objection to the application subject to the conditions and informative 
notes set out within the comments above.  These requirements, where considered necessary, 
have been included within the recommended conditions and informative notes. Overall, 
therefore, subject to conditions the development would not conflict with LDP Policies T1, T5 and 
T6. 
 
Drainage 
 
Surface water would be discharged thorough a combination of an attenuated flows to a local 
watercourse and soakaways.  Foul water would be discharged to the mains system.  Dwr Cymru 
Welsh Water, NRW and the Council's drainage officer have offered no objection to the proposed 
drainage scheme subject to conditions which are considered to be necessary to ensure there is 
no adverse impact upon the environment or the public sewerage system.  
 
In view of the foregoing the proposed development would not conflict with LDP Policies EU4, 
RP1, RP4 and RP5. 
 
Land Contamination 
 
There is potential land contamination at the site given the past commercial and industrial uses at 
the site.  NRW has recommended a suite of conditions, which are considered to be necessary to 
address potential contamination issues at the site and their associated environmental impacts.  
The Council's Pollution Control Division have also recommended conditions in relation to the 
human health risks associated with potential contamination at the site.  Subject to conditions, 
therefore, the development would not conflict with LDP Policies RP1 and RP6. 
 
Land Stability 
 
During the consideration of the application further information has been submitted by the 
applicant to address concerns raised by the Coal Authority in respect of the mine shaft affecting 
the site.  Following the submission of further information the Coal Authority have noted that the 
mineshaft poses a risk to both public safety and the stability of the proposed development and 
remedial works to treat it to ensure the safety and stability of the proposed development should 
be undertaken prior to commencement of the development.  
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The Coal Authority have therefore recommended a condition requiring remedial works to be 
undertaken at the site.  Subject to this requirement, which is considered to be necessary in the 
interests of health and safely, the development would not conflict with LDP Policy RP7.  
 
Ecology 
 
The application site includes part of the Pluck Lake SINC and is located in close proximity to the 
Six Pit, Swansea Vale and White Rock SSSI.  
 
The application has been accompanied by a Preliminary Ecological Assessment (PEA) 
prepared by Wildwood Ecology.  The PEA identifies potential impacts upon reptiles and nesting 
birds.  The Council's ecology officer considers these can be mitigated thorough the measures 
specified within the PEA, which can be secured by a condition.  A construction environmental 
management plan will be required given the ecologically sensitive location of the site and a 
scheme for the eradication of Japanese knotweed.  These requirements can be secured by 
conditions.   
 
The development will result in the permanent loss of SINC habitat, this cannot be mitigated on 
site.  In order to mitigate and compensate for this loss the developer will be required to provide a 
financial contribution of £5,300 for works to the manage and enhance other areas of the SINC 
which are within Council ownership.  This is considered to be necessary to make the 
development acceptable in planning terms and for the development to comply with the 
requirements of LDP Policies ER2, ER6, ER8 and ER9.   
 
Archaeology 
 
GGAT have noted that the made ground at the site contains elements which are likely to be 
archaeological remains, relating to the nearby metallurgical industries.  GGAT note that 
industrial remains considered to have been demolished or removed often survive with a high 
degree of integrity, such as those at the former Addis Works. As a result, GGAT consider the 
likelihood of encountering archaeological remains at the site is potentially medium to high. 
 
In order to mitigate this, GGAT have recommend a condition requiring the applicant to submit 
and implement a programme of archaeological work in accordance with a written scheme of 
investigation.  This is considered to be necessary to mitigate the potential impact of the 
development upon the historic environment in accordance with LDP Policy HC2. 
 
Planning Obligations / S106 Issues 
 
Recreation Provision 
 
LDP Policy SI6 states that open space provision will be sought on all residential development 
proposals with capacity for 10 or more.    This will include the creation of new on-site facilities, or 
improvements to existing local provision.  In this respect the outline planning permission 
included a requirement for an equipped play area and it is considered that this will provide 
sufficient play space to serve both the outline site and the occupiers of this development.  On 
this basis the development would not conflict with LDP Policy SI6. 
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Education 
 
The Education department have requested a contribution of £316,960.00 plus indexation 
towards Cefn Hengoed Comprehensive to support the development of areas of the leisure 
centre and to provide additional teaching and learning spaces. A contribution of  £47,544.00 has 
been requested towards Y.G. Bryntawe to support the development of the former office 
spaces/6th form areas to provide additional teaching and learning spaces and enhance dining 
space in line with the proposed increase in pupil numbers. 
 
LDP Policy SI3 states that where residential development generates a requirement for school 
places that cannot be met by catchment schools due to school capacity issues, or where there 
is surplus capacity but investment is required to make existing facilities fit for the purpose of 
accommodating the additional pupils, developers will be required to make appropriate financial 
contributions towards the costs of providing new or improved facilities. 
 
In response to this request, the development would generate 20 English medium secondary 
pupils.  Reference to the capacity figures indicates that the school will have 20 unfilled places in 
2024, however, there are other existing housing commitments that would take the school over 
its estimated capacity by 8 no. pupils.  On this basis it is recommended that a contribution 
request of £128,784 would be justified. 
 

There would be sufficient capacity at Ysgol Gyfun Bryntawe to accommodate the 3 no. Welsh 
medium secondary pupils generated by the development, as such it is not considered that a 
request for a financial contribution for Ysgol Gyfun Bryntawe would not be justified in this 
instance. 
 

On this basis it is considered that a financial contribution request would be justified for Cefn 
Hengoed Comprehensive and it is recommended that this is secured through a S106 planning 
obligation in accordance with LDP Policy SI3.  
 

Affordable Housing 
 

Under LDP Policy HC3 proposals for residential development on sites with capacity for 5 or 
more dwellings should provide on-site affordable housing, subject to consideration of the 
financial viability of the proposal.  The application site is located within the East strategic 
housing policy zone and therefore the Housing department have requested a 10% target 
percentage for on-site affordable housing.  The Local Housing Market Assessment indicates a 
need for affordable housing with the highest need for social rented tenure. 
 

Viability 
 

The applicant has contested that the site would not be viable if a policy compliant scheme with 
the requested affordable housing provision, education contribution and ecology contribution is 
required.  The applicant has submitted a viability appraisal in order to support their contention 
that a policy compliant scheme would not be viable.  The assessment includes considerable 
costs and abnormal costs associated with the development including, amongst other things, the 
provision of the access off Nantong Way, retaining walls, mine shaft treatment, culvert works 
and pumping stations. A number of these infrastructure works including the culvert and new 
access off Nantong Way are, however, associated with previous phases of development as part 
of the oignial outline planning permission and are not considered, by the Authority, as relevant 
to the viability of this current application. 
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The Council has undertaken its own review of the viability assessment and considers that the 
site can be developed with the applicant achieving a satisfactory market risk adjusted return.  
Discussions are currently ongoing with the applicant in order to bring forward a policy compliant 
development on this allocated housing site.  However, in order not to delay the consideration of 
this application and having regard to the current position based on the Council's review of the 
applicant's assessment, agreement has been reached with the applicant that the application 
should be recommended for approval on the basis of the S106 requirements detailed in the 
recommendation below. Should circumstances change in this regard an update will be provided 
to the meeting for Members consideration. If, however, the necessary S106 planning obligations 
have not been signed by the developer in accordance with the timescale provided in the 
recommendation (3 months) then it is recommended that delegated powers be given to officers 
to refuse planning permission for the reasons presented below.  
 

Conclusion 
 

This is a full planning application for the retention and completion of a development for the 
construction of 107 dwellings on an allocated housing site in Pentrechwyth.  The development 
comprises two further phase of the residential development currently taking place at Upper 
Bank.  The proposal is considered to be acceptable in accordance with LDP Policies relating to 
matters regarding: design/layout; residential amenity; highway safety; drainage; land 
contamination; land stability; ecology; and infrastructure requirements, subject to conditions and 
subject to the signing of a S106 planning obligation as specified below. 
 

Regard has been given to the duty to improve the economic, social, environmental and cultural 
well-being of Wales, in accordance with the sustainable development principle, under Part 2, 
Section 3 of the Well-Being of Future Generations (Wales) Act 2015 ("the WBFG Act"). In 
reaching this decision, the Local Planning Authority has taken account of the ways of working 
set out at Part 2, Section 5 of the WBFG Act and consider that this recommendation is in 
accordance with the sustainable development principle through its contribution towards one or 
more of the public bodies' well-being objectives set out as required by Part 2, Section 9 of the 
WBFG Act. For the above reasons the application is accordingly recommended for approval. 
 

Recommendation 
 

Approve, subject to the applicant entering into a S106 planning obligation in respect of 
the following matters: 
 

- A minimum of 10% on-site affordable housing provision to include a range of DQR 
compliant house types/sizes, tenure to be agreed and the dwellings to be 
transferred to a Registered Social Landlord/Council. 

- A developer contribution of £128,836 towards improvements to Cefn Hengoed 
Comprehensive School. 

- A developer contribution of £5,300 towards ecological mitigation/compensation 
within the Pluck Lake SINC.   

 

If the section 106 agreement is not signed within 3 months of the date of the Committee 
resolution delegated powers be provided to Head of Planning & City Regeneration to 
refuse planning permission on the basis that the proposal would fail to accord with LDP 
Policies H3 (On-site Affordable Housing), SI3 (Education Facilities), ER6 (Designated 
Sites of Ecological Importance), ER8 (Habitats and Species) and ER9 (Ecological 
Networks and Features of Importance for Biodiversity). 
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And subject to the following conditions: 
 

1 The development shall be carried out in accordance with the following approved plans 
and documents: 

 444-9204 C (TYPE A2 SCOTT X3 TERRACED GA PLANS)    
 444-9205 C (TYPE A2 SCOTT X3 TERRACED GA ELEVATIONS)  
 444-9208 D (TYPE A4 GEORGE X2 V2 GA PLANS) 
 444-9209 C (TYPE A4 GEORGE X2 SEMI-DETACHED V2 GA ELEVATIONS)    
 444-9210 E (TYPE A5 SCOTT X2 & VALE X1 V2 GA PLANS)    
 444-9211 C (TYPE A5 SCOTT X2 & VALE X1 TYPE B TERRACED GA ELEVATIONS) 
 444-9214 D (TYPE A7 CHARLES X2 SEMI-DETACHED GA PLANS)    
 444-9215 D (TYPE A7 CHARLES X2 SEMI-DETACHED GA ELEVATIONS)    
 444-9216 D (TYPE A8 VALE X2 GA PLANS) 
 444-9216 V2 D (TYPE A8 VALE X2 GA PLANS) 
 444-9217 C (TYPE A8 VALE X2 SEMI-DETACHED GA ELEVATIONS)    
 444-9218 B (TYPE A9 SCOTT X3 TERRACED GA PLANS)    
 444-9219 B (TYPE A9 SCOTT X3 TERRACED GA ELEVATIONS)    
 444-9222 E (TYPE A11 MORRIS X4 & VALE X1 GA PLANS) 
 444-9222 A (TYPE A16 MORRIS X2 & VALE X1 GA PLANS)      
 444-9223 C (TYPE A11 MORRIS X4 & VALE X1 GA ELEVATIONS)    
 444-9223 A (TYPE A16 MORRIS X2 & VALE X1 GA ELEVATIONS)    
 444-9228 A (TYPE A24 SCOTT X3 & VALE X1 GA PLANS)    
 444-9229 A (TYPE A24 SCOTT X3 & VALE X1 GA ELEVATIONS) 
 444-9230 A (TYPE A15 MORRIS X2 GA PLANS)    
 444-9231 A (TYPE A15 MORRIS X2 ELEVATIONS)    
 444-9244 A (TYPE A22 MORRIS X4 GA PLANS)    
 444-9246 A (TYPE A23 MORRIS X4 & VALE X1 GA PLANS)    
 444-9252 A (TYPE A26 SCOTT X1 & VALE X1 GA PLANS)    
 444-9253 A (TYPE A26 SCOTT X1 & VALE X1 GA ELEVATIONS)    
 444-9322 B (TYPE A11 MORRIS X4 & VALE X1 TYPICAL SECTIONS), received 19th 

December 2019.  
 444-1003 D (LOCATION PLAN - WHOLE SITE), received 9th January 2019. 
 1006-2 (EXISTING SHAFT PLAN AND SECTION TREATMENT) 
 1007-2 (PROPOSED SHAFT WORKS PLAN & SECTION) 
 444-9256 A (TYPE A28 - GEORGE X1 & VALE X1 GA PLANS) 
 444-9256 A (TYPE A28 - GEORGE X1 & VALE X1 GA ELEVATIONS), received 19th 

August 2019  
 444-9258 A (TYPE 29 - SCOTT AND VALE GA PLANS) 
 444-9259 A (TYPE 29 - SCOTT AND VALE ELEVATIONS), received 5th September 

2019 
 15001 PROPOSED SECTIONS PHASE 7 AND 8 (REV A) 
 15001-1 PROPOSED SECTIONS PHASE 7 AND 8 (REV A) 
 15001-2 PROPOSED SECTIONS PHASE 7 AND 8 (REV A), received 11th September 

2019 
 2014_0013-TYPE _C (PROPOSED FRONT, END, REAR AND SIDE ELEVATION) 
 2014_0013-TYPE _C (PROPOSED GROUND FLOOR PLAN, FIRST FLOOR PLAN AND 

ROOF PLAN) 
 444-1106 R (PLANNING ISSUE PHASE 7 AND 8) 
 444-1300 D (PHASE 7 & 8 LANDSCAPE PROPOSALS), received 7th October 2019. 
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 Reason: For the avoidance of doubt and to ensure compliance with the approved plans. 
 
2 No further development shall be commenced until details of the proposed arrangements 

for future management and maintenance of the proposed streets within the development 
have been submitted to and approved in writing by the local planning authority. The 
streets shall thereafter be maintained in accordance with the approved management and 
maintenance details until such time as an agreement has been entered into under section 
38 of the Highways Act 1980 or a private management and maintenance company has 
been established. 

 Reason: In the interests of highway safety in accordance with LDP Policies T1 and T5. 
 
3 No further development shall take place until full engineering details of the highways and 

footpaths within the site have been submitted to and approved in writing by the Local 
Planning Authority. The submitted details shall include details of the phasing of the 
highways and footpath construction. The highways and footpaths shall be provided in 
accordance with the approved details and timescales. 

 Reason: In the interest of highway safety in accordance with LDP Policies PS2, T1 and 
T5. 

 
4 No dwellings hereby approved shall be occupied until such time that the permanent 

access off Nantong Way as approved by planning permission 2017/0026/FUL, or any 
subsequent variation of that permission, has been constructed in accordance with the 
approved details and is available for use. 

 Reason: In the interests of highway safety and permeability through the site in 
accordance with LDP Policies PS2, T1 and T5. 

 
5 No further development shall commence until the developer has prepared a scheme for 

the comprehensive and integrated drainage of the site showing how surface water and 
land drainage will be dealt with and this has been approved in writing by the Local 
Planning Authority. This scheme shall include details of a sustainable drainage system 
(SuDS) for surface water drainage and/or details of any connections to a surface water 
drainage network. The development shall not be brought into beneficial use until the 
works have been completed in accordance with the approved drainage scheme, and this 
scheme shall be retained and maintained as approved unless otherwise agreed in writing 
by the Local Planning Authority. 

 Reason:  To ensure that a satisfactory comprehensive means of drainage is achieved 
and that no adverse impact occurs to the environment or the existing public sewerage 
system and to minimise surface water run-off in accordance with LDP Policies EU4, RP4 
and RP5. 

 
6 The site shall not discharge surface water at any rate greater than 5l/s/developed hectare 

as stated in Section 7.3.2.1 of the Drainage Strategy entitled "Phase 7 & 8 Areas 
Drainage Strategy Report dated December 2018". 

 Reason:  To ensure that a satisfactory comprehensive means of drainage is achieved 
and that no adverse impact occurs to the environment or the existing public sewerage 
system and to minimise surface water run-off in accordance with LDP Policies EU4, RP4 
and RP5. 
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7 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995, (or any order revoking or amending that order), Classes A, B, 
C, D and E of Schedule 2, part 1 shall not apply. 

 Reason To protect the integrity of the chosen surface water management system from 
additional impermeable areas that the SW system is not designed to accommodate in 
accordance with LDP Policies RP4 and RP5. 

 
8 Notwithstanding the details indicated within the submitted drainage strategy, no infiltration 

of surface water drainage into the ground is permitted other than with the express written 
consent of the Local Planning Authority, which may be given for those parts of the site 
where it has been demonstrated that there is no resultant unacceptable risk to controlled 
waters. The development shall be carried out in accordance with the approval details. 

 Reason: There is an increased potential for pollution from inappropriately located 
infiltration systems such as soakaways, unsealed porous pavement systems or infiltration 
basins in accordance with LDP Policy RP4. 

 
9 Prior to the commencement of any further development approved by this planning 

permission the following components of a scheme to deal with the risks associated with 
contamination of the site shall each be submitted to and approved, in writing, by the Local 
Planning 

 Authority: 
  
 1. A preliminary risk assessment which has identified: 
  
 - all previous uses 
 - potential contaminants associated with those uses 
 - a conceptual model of the site indicating sources, pathways and receptors 
 - potentially unacceptable risks arising from contamination at the site. 
  
 2. A site investigation scheme, based on (1) to provide information for a detailed 

assessment of the risk to all receptors that may be affected, including those off site. 
  
 3. The site investigation results and the detailed risk assessment (2) and, based on 

these, an options appraisal and remediation strategy giving full details of the remediation 
measures required and how they are to be undertaken, where necessary. 

  
 4. A verification plan, where necessary, providing details of the data that will be collected 

in order to demonstrate that the works set out in (3), where necessary, are complete and 
identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action. 

  
 Any changes to these components require the express consent of the Local Planning 

Authority. The scheme shall be implemented as approved. 
  
 Reasons: Potential contamination at the site presents a human health risk and controlled 

waters at this site are of high environmental sensitivity and contamination is 
known/strongly suspected at the site due to its previous industrial uses in accordance 
with LDP Policy RP1 and RP6. 
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10 Prior to occupation of any part of the development hereby approved, a verification report, 

where necessary, demonstrating completion of the works set out in the approved 
remediation strategy and the effectiveness of the remediation shall be submitted to and 
approved, in writing, by the Local Planning Authority. The report shall include results of 
sampling and monitoring carried out in accordance with the approved verification plan to 
demonstrate that the site remediation criteria have been met. It shall also include any 
plan, where necessary, for longer terms monitoring of pollutant linkages, maintenance 
and arrangements for contingency action, as identified in the verification plan, and for the 
reporting of this to the Local Planning Authority. 

 Reasons: To demonstrate that the remediation criteria relating to human health and 
controlled waters have been met, and (if necessary) to secure longer-term monitoring of 
groundwater quality.  This will ensure that there are no longer remaining unacceptable 
risks to controlled waters following remediation of the site in accordance with LDP 
Policies RP1 and RP6. 

 
11 If, during development, contamination not previously identified is found to be present at 

the site then no further development (unless otherwise agreed in writing with the Local 
Planning Authority) shall be carried out until the developer has submitted, and obtained 

 written approval from the Local Planning Authority for, an amendment to the remediation 
strategy detailing how this unsuspected contamination shall be dealt with. 

 Reasons: Given the size/complexity of the site it is considered possible that there may be 
unidentified areas of contamination at the site that could pose a risk to controlled waters if 
they are not remediated in accordance with LDP Policies RP1 and RP6. 

 
12 Piling or any other foundation designs using penetrative methods shall not be permitted 

other than with the express written consent of the Local Planning Authority, which may be 
given for those parts of the site where it has been demonstrated that there is no 

 resultant unacceptable risk to groundwater. 
 Reason: There is an increased potential for pollution of controlled waters from 

inappropriate methods of piling in accordance with LDP Policy RP4. 
 
13 No further development approved by this permission shall take place until a Construction 

Environmental Management Plan (CEMP) detailing all necessary pollution prevention 
measures for the construction phase of the development is submitted to and approved in 
writing by the Local Planning Authority.  The development shall be implemented in 
accordance with the approved details. 

 Reason: Prevention of pollution to controlled waters and the wider environment in 
accordance with LDP Policies RP4, ER6, ER8 and ER9. 

 
14 Prior to the occupation of any dwelling hereby approved, the means of enclosure at the 

site shall be constructed in accordance with the details indicated on drawing no. 444-
1106 Rev R and shall be retained as such for the lifetime of the development.  

 Reason: In the interest of maintaining a satisfactory scheme of landscaping and to 
protect the visual amenity of the area in accordance with LDP Policy PS2. 

 
15 The external facing materials for the dwellings hereby approved shall be in accordance 

with the details indicated on drawing no. 444-1106 Rev R. 
 Reason: To ensure the external facing materials are appropriate to the local context in 

accordance with LDP Policy PS2. 
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16 The development shall be constructed in accordance with the mitigation measures set 

out within Section 5 of the Preliminary Ecological Assessment produced by Wildwood 
Ecology. 

 Reason:  To ensure the development provides satisfactory ecological mitigation in 
accordance with LDP Policies ER6, ER8 and ER9. 

 
17 Prior to any excavations or construction works within the influencing distance of the on-

site mine shaft details of a scheme for the remediation of the mine shaft or mitigation 
measures to deal with the risks posed to the development from the mine shaft shall be 
submitted to and approved in writing by the local planning authority together with a 
scheme for the phasing and implementation of the works. The development shall be 
completed in accordance with the approved details and timescales. 

 Reasons: To ensure the land is safe and stable to accommodate the proposed 
development in accordance with LDP Policy RP7. 

 
18 No further development shall take place until the applicant, or their agents or successors 

in title, has secured agreement for a written scheme of historic environment mitigation 
which has been submitted by the applicant and approved by the local planning authority. 
Thereafter, the programme of work will be fully carried out in accordance with the 
requirements and standards of the written scheme. 

 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 in 
accordance with LDP Policy HC2. 

 
19 Should any Japanese Knotweed be found on site during clearance or construction works 

a detailed scheme for the eradication of Japanese Knotweed, including timescales, shall 
be submitted to and approved in writing by the Local Planning Authority. The scheme 
shall be implemented in accordance with the approved details and timescales. 

 Reason: In the interests of the ecology and amenity of the area in accordance with LDP 
Policies ER8 and ER9. 

 
20 The landscaping of the site shall be provided in accordance with the details indicated on 

plan no. 444-1300 (Phase 7 and 8 - Landscape Proposals). All planting, seeding or 
turfing comprised in the approved details of landscaping shall be carried out in the first 
planting and seeding seasons following the occupation of the buildings or the completion 
of the development, whichever is the sooner; and any trees or plants which within a 
period of 5 years from the completion of the development die, are removed or become 
seriously damaged or diseased shall be replaced in the next planting season with others 
of similar size and species. 

 Reason: In the interests of providing a suitable scheme of landscaping to protect the 
visual amenity of the area, to maintain the qualities of the landscape and habitats through 
the protection, creation and enhancement of links between sites and their protection for 
amenity, landscape and biodiversity value in accordance with LDP Policy PS2. 
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Informatives 
 
1 The development plan covering the City and County of Swansea is the Swansea Local 

Development Plan. The following policies were relevant to the consideration of the 
application: PS2, IO2, HC2, H1, H2, H3, SI1, SI3, SI6, SI8, ER1, ER2, ER6, ER8, ER9, 
T1, T2, T5, T6, EU4, RP1, RP4, RP5, RP6, RP7. 

 
2 All internal roads, footpaths and public areas shall be laid out and constructed to Highway 

Authority standards and Specification. 
  
 The developer is reminded of the requirement for traffic calming features as outlined in 

the Section 106 Agreement (section 4).  These features must be agreed with the 
Highways Authority and be completed as a matter of urgency. 

  
 Note: The Developer must contact the Highway Management Group, The City and 

County of Swansea , Guildhall, c/o The Civic Centre , Swansea SA1 3SN before carrying 
out any work . Please email networkmanagement@swansea.gov.uk. 

 
3 As a minimum we recommend the Construction Environmental Management Plan 

required by this planning permission should include: 
  
 -Identification of surrounding watercourses and potential pollution pathways from the 

construction site to those watercourses. 
 -How each of those watercourses and pathways will be protected from site run off. 
 -How the water quality of the watercourses will be monitored and recorded. 
 -What the construction company intends to do with surface water runoff from the site 

during the construction phase. Please note that it is not acceptable for ANY pollution (e.g. 
sediment/silt/oils/chemicals/cement etc.) to enter the surrounding watercourses. 

 storage facilities for all fuels, oils and chemicals 
 -construction compounds, car parks, offices, etc. 
 -measures for dealing with dust 
 -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 Natural Resources Wales Pollution Hotline. 
  
 Any drains laid must also be protected in a way that prevents dirty water from the 

construction site entering them. 
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 Ward: Penyrheol - Area 1 

Location: Land At Tyrisha Farm, Grovesend, Swansea, SA4 4WJ 
 

Proposal: Demolition of the existing buildings on site and redevelopment of site to 
provide 60 residential units comprising 6 detached dwellings, 21 pairs of 
semi-detached dwellings and 12 flats in 3 x two storey blocks with 
associated access, parking, landscaping, pumping station and ancillary 
works 
 

Applicant: Ms E McGinley  Morganstone Ltd 
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Background Information 
 
Policies 
 

LDP - HC3 - Development in the Welsh Language Sensitive Area  
Development in the Welsh Language Sensitive Area - Proposals within the Language Sensitive 
Area (defined on the Proposals Map) will safeguard and promote the Welsh language 
throughout the County by complying with the policy principles. 
 

LDP - ER9 - Ecological Networks and Features of Importance for Biodiversity  
Ecological Networks and Features of Importance for Biodiversity - Development proposals will 
be expected to maintain, protect and enhance ecological networks and features of importance 
for biodiversity.  Particular importance will be given to maintaining and enhancing the 
connectivity of ecological network. Development that could have an adverse effect on such 
networks and features will only be permitted where meet specific criteria are met. 
 

LDP - PS1 - Sustainable Places  
Sustainable Places - the delivery of new homes, jobs, infrastructure and community facilities 
must comply with the plan's sustainable settlement strategy which; directs development to the 
most sustainable locations within defined settlement boundaries of the urban area and Key 
villages; requires compliance with Sustainable Housing Strategy (PS 3) and Sustainable 
Employment Strategy (PS 4); safeguards Green Wedges; and resists development in the open 
Countryside. 
 

LDP - PS2 - Placemaking and Place Management  
Placemaking and Place Management - development should enhance the quality of places and 
spaces and should accord with relevant placemaking principles. 
 

LDP - PS3 -Sustainable Housing Strategy  
Sustainable Housing Strategy - the Plan provides for the development of up to 15,600 homes to 
promote the creation and enhancement of sustainable communities. 
 

LDP - IO1 - Supporting Infrastructure  
Supporting Infrastructure - development must be supported by appropriate infrastructure, 
facilities and other requirements considered necessary as part of the proposal. 
 

LDP - SI1 - Health and Wellbeing  
Health and Wellbeing - health inequalities will be reduced and healthy lifestyles encouraged by 
complying with set criteria. 
 

LDP - SI8 - Community Safety  
 

LDP - ER2 - Strategic Green Infrastructure Network  
Strategic Green Infrastructure Network - Green infrastructure will be provided through the 
protection and enhancement of existing green spaces that afford valuable ecosystem services.   
Development that compromises the integrity of such green spaces, and therefore that of the 
overall green infrastructure network, will not be permitted. Development will be required to take 
opportunities to maintain and enhance the extent, quality and connectivity of the County's multi-
functional green infrastructure network in accordance with the green infrastructure principles set 
out in the policy. 
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LDP - ER8 - Habitats and Species  
 
Habitats and Species - Development proposals that would have a significant adverse effect on 
the resilience of protected habitats and species will only be permitted where they meet specific 
criteria. 
 
LDP - ER11 - Trees, Hedgerows and Development  
Trees, Hedgerows and Development - Development that would adversely affect trees, 
woodlands and hedgerows of public amenity, natural/cultural heritage value, or that provide 
important ecosystem services will not normally be permitted.  Ancient Woodland, Ancient 
Woodland Sites, Ancient and Veteran trees merit specific protection and development that 
would result in specified outcomes will not normally be permitted.  
 
Where necessary a tree survey; arboricultural impact assessment; an arboricultural method 
statement; tree protection plan and/or scheme for tree replacement, including details of planting 
and aftercare will be required in support of a planning application. 
 
LDP - H1 - Non-Strategic Housing Sites  
Non-Strategic Housing Sites - land is allocated within and on the edge of established 
settlements at 42 Non-Strategic Sites for the delivery of 10 or more new homes. 
 
LDP - T1 - Transport Measures and Infrastructure  
Transport Measures and Infrastructure - Development must be supported by appropriate 
transport measures and infrastructure and dependant the nature, scale and siting of the 
proposal, meet specified requirements.  Development that would have an unacceptable impact 
on the safe and efficient operation of the transport network will not be permitted. 
 
LDP - T2 - Active Travel  
Active Travel - Development must take opportunities to enhance walking and cycling access 
either by incorporation within the site, and/or making financial contributions towards the delivery 
off site of specific measures, as specified in the policy.  Developments must not have a 
significant adverse impact on existing active travel routes as specified in the policy. 
 
LDP - T5 - Design Principles for Transport Measures and Infrastructure  
Design Principles for Transport Measures and Infrastructure - provides design criteria that the 
design of the new development, including supporting transport measures/infrastructure must 
adhere to. 
 
LDP - T6 - Parking  
Parking - proposals must be served by appropriate parking provision, in accordance with 
maximum parking standards, and consider the requirements for cycles, cars, motorcycles and 
service vehicles. In those instances where adequate parking cannot be provided on site, or is 
judged not to be appropriate, the developer will be required to provide a financial contribution 
towards alternative transport measures where appropriate.  The provision of secure cycle 
parking and associated facilities will be sought in all major development schemes. 
 
Proposals on existing car parks that would reduce parking provision will not be permitted where 
the loss of the parking facility would result in outcomes specified in the policy.  
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LDP - RP4 - Water Pollution and the Protection of Water Resources  
Water Pollution and the Protection of Water Resources - development that compromises the 
quality of the water environment, or does not comply with good water resource management, 
will not be permitted. Development proposals must make efficient use of water resources and, 
where appropriate, contribute towards improvements to water quality. Sustainable drainage 
systems (SuDS) must be implemented wherever they would be effective and practicable.  Water 
courses will be safeguarded through green corridors/riparian buffers.  Development proposals 
that would have a significant adverse impact on biodiversity, fisheries, public access or water 
related recreation use of water resources, will not be permitted. 
 
LDP - RP5 - Avoidance of Flood Risk  
Avoidance of Flood Risk - In order to avoid the risk of flooding, development will only be 
permitted in line with Policy principles. 
 
LDP - RP7 - Land Instability  
Land Instability - Development which would create, affect or might be affected by unstable or 
potentially unstable land will not be permitted where there would be a significant direct risk to 
life, human health, property, buildings and structures, or the natural heritage on the site or in its 
vicinity.  Development will only be permitted on unstable or potentially unstable land where it is 
in line with policy principles.  Development is not permitted within Graig Trewyddfa Slip area. 
 
LDP - RP8 - Sustainable Waste Management  
Sustainable Waste Management - the development of in-building sustainable waste 
management facilities involving the transfer, treatment, re-use, recycling, in-vessel composting 
or energy recovery from waste, will be permitted within Preferred Areas or areas having the 
benefit of lawful B2 use, as identified in the Proposals Map, provided that there are no 
significant adverse effects as specified in the policy.  Also subject to the policy criteria, facilities 
for composting and anaerobic digestion in appropriate rural areas and the colocation of waste 
facilities with the development of heat networks will be supported.  Proposals must be supported 
by an appropriate Waste Management Assessment 
 
LDP - EU4 - Public Utilities and New Development  
Public Utilities and New Development - development will be permitted where the utility 
infrastructure is adequate to meet the needs of the development. 
 
Development that requires new or improved utility infrastructure will be permitted where it can 
be satisfactorily demonstrated that the developer will make an appropriate contribution to secure 
the provision of the infrastructure. 
 
LDP - SI6 - Provision of New Open Space  
Provision of New Open Space -Open space provision will be sought for all residential 
development proposals in accordance with the policy principles, and in accordance with relevant 
criteria relating to design and landscaping principles.  The quantity, quality and location of the 
open space contribution required will be determined against the most recent Open Space 
Assessment and Open Space Strategy. 
 
LDP - CV2 -Development in the Countryside  
Development in the Countryside - Development outside defined settlement boundaries will be 
required to ensure the integrity of the countryside is conserved and enhanced.   
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There is a presumption against development in the countryside except where it meets a specific 
set of criteria.  Countryside development must be of a sustainable form with prudent 
management of natural resources and respect for the cultural heritage of the area. Where 
possible, existing buildings should be reused and where this is not feasible new buildings should 
be positioned close to existing buildings. 
 
Proposals to increase residential chalets on 4 existing chalet sites will not be permitted. 
 
Site History 
App Number Proposal Status Decision Date   

2018/2720/FUL Demolition of the existing 
buildings on site and 
redevelopment of site to 
provide 60 residential units 
comprising 6 detached 
dwellings, 21 pairs of semi-
detached dwellings and 12 
flats in 3 x two storey 
blocks with associated 
access, parking, 
landscaping, pumping 
station and ancillary works 

PDE  
  

2005/1627 Residential development 
(outline) 

REF 20.12.2005 
  

2004/0727 Residential development 
(outline) 

REF 03.08.2004 
   

 
Background 
 
This application is reported to Planning Committee as it exceeds the threshold (size and number 
of dwellings) for applications to be reported to Committee. 
 
The site is allocated for residential development as a non-strategic housing site for 
approximately 45 dwellings in the LDP (H1.30 – Tyrisha Farm refers). The planning application 
site area was extended following its original submission to include arrangements for the disposal 
of surface water, via an attenuation basin, within the application site boundary. The attenuation 
basin is outside of the housing settlement boundary on land designated as countryside. The 
application has been the subject of considerable negotiation and amendments have been 
sought throughout the planning application process to address comments from consultees.  
 
The Welsh Ministers have received a ‘call in’ request on this application and it is the subject of a 
holding direction from Welsh Ministers. This Authority cannot grant planning permission for the 
development without the prior authorisation of the Welsh Ministers, but can refuse the 
application or make a resolution to approve the application.  
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Response to Consultations 
 
The application was advertised in accordance with the Town and Country Planning 
(Development Management Procedure) Order 2012 (as amended) by neighbour notification 
letters sent to adjacent neighbours. The application was also advertised in the press and by 
means of a site notice. 
 
On the initial consultation exercise THIRTY THREE letters of objection were received which 
raise the following (summarised material planning concerns/comment)s: 
 
* Concerns regarding access to the site, which runs parallel to the existing right of way. Both will 
exit next to each other and pose a danger to children and vehicles using it; 
* Concerns regarding additional volume of traffic and congestion on surrounding roads & 
associated road safety issues; 
* Concerns parking along Plas Road is already at a premium as residents do not have off road 
parking; Plas Road is effectively a single access &  the proposal does not take into 
consideration the requirements of existing residents; 
* Concerns regarding access/egress from Plas Road onto the main Coalbrook Road; 
* Concerns Grovesend does not have the highway infrastructure to cope with a development of 
this size; 
* Concerns the proposal will impact on school capacity; local GP services & there are no local 
shops in immediate vicinity;  
* Concerns proposals conflicts with national planning guidance for sustainable development as it 
is heavily reliant on car use; 
* Concerns development would cause pressure on existing and ageing infrastructure including 
drainage & sewerage system;  
* Concerns regarding surface water arrangements; 
* Concerns regarding the number of social/affordable housing; 
* Concerns development on this land has been refused on two separate occasions previously;  
* Contributions should be sought towards off site highway improvement work and education; 
* Concerns regarding protected species, hedgerows & trees; 
* Concerns regarding Japanese knotweed;  
* Concerns regarding coal mining legacy risks;  
* Concerns regarding safety of play area located between the existing lane and the proposed 
new access; 
* Concerns regarding existing water pressure problems; 
* Concerns development is not in keeping with a small village and is completely out of character; 
* Concerns regarding potential flooding impact on neighbouring properties at the far end of 
Common land;  
* Concerns scheme will spoil view of the countryside; 
* Concerns developer has not had permission to discharge surface water onto neighbouring 
common land which is also a SINC; 
* Concerns the development has been pushed through prior to more stringent mandatory 
requirements of surface drainage.  
* Concerns approval would set a precedent for the development of greenfield land and 
contribute to the erosion and urbanisation of the countryside to the detriment of small villages 
such as Grovesend; 
* Concerns regarding traffic congestion, pollution & disruption during construction stages;  
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* Concerns proposed site layout is different to that considered under the LDP, and particularly 
the access arrangement; 
* Concerns the proposed access would not be in accordance with any design guidance; 
previously the scheme proposed utilising a portion of the front garden of No. 31 Plas Road as a 
viable option for site access;  
* Concerns any adjustment to site access arrangements due to ransom strips should not be 
considered acceptable; 
* Concerns the access arrangement for a single pavement into the site, will pose a significant 
risk to pedestrians; the developers have chosen not to purchase additional land for access to 
increase their profit line; 
* Concerns proposal disregards approval for a driveway to be installed at No. 31 Plas Road; 
with pedestrians having to walk into road when loading/unloading on driveway;  
* Concerns regarding impact on privacy of neighbouring property at 31 Plas Road; standard 
design distances have not been achieved; 
* Concerns the proposal would not provide for a strong continuous natural boundary along the 
eastern boundary as per the LDP. There is clear intent shown that this boundary will be 
exceeded in the future by the road extension; 
* Concerns access to the remaining farm land should be provided by the common track and 
existing lane, and not through the development site; 
* Concerns no connections and improvements have been made to the PROW;  
* Concerns regarding previous grass fires on land to eastern boundary; & potential to encroach 
onto the development. 
 
1st Amended Plans (enlarged application site to incorporate drainage attenuation basin)  
 
The application site was extended to include a proposed drainage/attenuation basin within the 
application site. The application was re-advertised on site. Additional letters of representation 
received made the following additional points: 
* Concerns part of the land over which access is required to obtain entrance to the site is owned 
by the Trustees of the Somerset Trust; no appropriate certificate has been served on those 
landowners. 
* Concerns the drainage attenuation pond or lagoon did not form part of the original planning 
application; the matter should be advertised as a new planning application; 
* Concerns the lagoon will drain at the north east and south west corners of the lagoon into or 
onto the registered common lands. Our client (Mynydd Lliw Common Land Limited) has not 
been served with any such notice of this proposal. In any event, our client, as landowners do not 
accept that there is any right to transfer or emit waters from any such lagoon or attenuation 
pond to be constructed on the development site onto the common lands as owned by our 
clients; 
* Concerns no consent has been given by the Welsh Government/Planning Inspectorate under 
the provisions of Section 38 Commons Act 2006 if drainage works/ditches are proposed to be 
dug on the common; immediate County Court proceedings will be commenced if any 
construction or excavation works are undertaken on the common. Injunction proceedings will be 
issued against the developer or landowner if any water is emitted from the development site 
onto the common and no right exists for the landowner/developers so to do.  
* My clients support the objection by the Council’s Drainage Engineer and confirm that no 
details as to drainage of water have been supplied to my clients and my clients fully object to 
any such trespass of water onto their lands; 
* The Council’s ecology officer states that the common land is a SINC and there is a presence 
of a number of priority species and habitats; 
* The proposed access design ignores the long term access needs for any future development 
on adjoining land. 
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2nd Amended Plans (Omitting an area of land included with the site which forms Common 
land,  additional information (attenuation pond) & revised layout /design. 
 

As part of the public consultation process a response was received on behalf of Mynydd Lliw 
Land Limited (see above comments) which raised a concern that the proposed development 
included land within the site which forms Common Land under their ownership. A small area of 
land to the east of Plots 53-55 did form Common Land. The site location plan has been 
amended (LP-1 Rev B) to remove the land in question from the application site. 
 

As the proposal resulted in a reduced red line area, the application was re-advertised on site 
only. Amendments have also been undertaken in respect of house sizes, and to address urban 
design comments in respect of building form including roof & canopy design.   
 

Additional comments received:  
* Continued concerns regarding surface water drainage arrangements and potential impact for 
flooding of adjacent protected land and associated environmental impacts of basin; 
* Concerns there is potential for contamination onto common/protected land. There is no petrol 
interceptor included; 
* Concerns regarding no access for yearly maintenance to detention pond; 
* Concerns no allowance has been made for climate change in any drainage calculations;  
* Concerns application was submitted just prior to SAB regulations however whole process has 
now extended into SAB period. The site was extended after the original submission requiring a 
new notice & additional drainage area Swansea Council should be obliged to consider this 
against the current SAB regulations; 
* Consultation notice should be issued as required previously when boundaries were changed; 
* Concerns regarding design layout; inclusion of flats; use of materials; different roof form & 
canopies; 
* Concerns site clearance is already being started including the burning of hedges.  
 

Other Consultation Responses: 
 

Grovesend Waungron Community Council: (1st Comments) – At a meeting in December 
2018 with Morganstone Development and Pobl Housing Association, concerns were raised on a 
number of issues. We arranged a public meeting in January 2019 and invited the developers to 
attend this meeting but they declined.  Many residents expressed concerns regarding similar 
issues to those raised by the Community Council. Whilst we encourage positive development 
within our village, we want to raise the following concerns in regard to this application: 
 

Size of Development: 
- The increase from 45 properties to 60 is contrary to the LDP; 
 

Amenities/Facilities: 
- There are no immediate local amenities which means there will be an increase in traffic to and 
from the site; Local medical facilities are already at capacity; 
 

Access/Highways: 
- The development would impose on the parking on Plas Road, which is already an issue 
- The access is restricted hence emergency vehicles would find difficultly entering the new site; 
- What safety precautions are to be implemented for pedestrians using the lane? 
- The increased traffic from the site would increase the traffic problem at the junction of Plas 
Road and High Street; 
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Drainage: 
- Earlier comments from DCWW stated that there was no further capacity to cope with additional 
residential units. What has changed since the last application? 
- Water pressure is already a problem. What guarantees will be given that it will not get worse; 
- What surveys have been carried out to identify existing supplies to the properties at the bottom 
of the lane to ensure they will not be affected?  Currently there is an existing pipe that goes from 
the top of the lane and runs parallel to the hedge.  No detailed survey has been produced to 
date. 
- Sewerage – There have already been issues where properties have been flooded due to 
infective pipe work 
 
Surface Water: 
- The arrangements for dealing with surface water stated in the application is questionable and 
will impinge on surrounding properties.     
- No surface water may be distributed onto land without the owners’ permission. 
 
Property Types:  
- In terms of affordable housing, does this mean that no actual houses will be placed on sale for 
the open market? 
 
We would also address the accuracy of the statements made in terms of Glamorgan Gwent 
Archaeological Trust (GGAT) and ask that you note the archaeological restraint. 
 
At the meeting there was no mention of a Section 106 agreement, which we feel sure, would be 
allocated on a site of this size.  We would therefore want to ensure that this money comes into 
the village and given to the community council to distribute/allocate accordingly. 
 
These are the concerns from the members of the public who feel that they have not had a fair 
consultation with the developers.  A number of residents adjoining the development have not 
been notified.  A list of addresses notified are on file. 
 
Future Development: 
Furthermore, it was noted on the plans that an additional field was highlighted.  Although this is 
not on this current application is this for further development which again contravenes the 
decision of the original LDP application.   
 
Summary: 
We as a Community Council, as representatives of the community agree with our electorate and 
object to the development in its current form based on the concerns listed above and the issues 
raised by the Community Council.  Further dialogue must take place between developers, 
Community Council and other relevant bodies before any decision is made in order to achieve a 
meaningful expansion of our village. 
 
Grovesend & Waungron Community Council:  (2nd Comments) 
 
Drainage Attenuation Basin – this was added after the initial application and does not fall into 
the LDP. This basin will still be an unacceptable increase in water flow onto the common, 
because the water from the whole development will now not seep into the land but will run 
straight off concrete surfaces, contaminated with oil spills etc.  
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There will be a significant loss of habitat to wildlife. The common land is a SINC and there is a 
presence of a number of priority species and habitats; the permission of the land owner is also 
needed to omit surface water onto the common. 
 
There is no mention of maintenance of the basin. No allowance has been made for climate 
change.  
 
The accompanying report mentions lack of access to the basin due to lack of land access 
agreements; this will affect issues relating to flow of water onto the SINC. 
 
Access – The application states that access to the site will be onto Pentre Road. This is 
incorrect as the site entrance comes out onto a small lane leading to Plas Road, which in turn 
lead to Coalbrook Road, which is the main road between Pontardulais and Gorseinon. There 
could be serious implications to traffic management and safety.  
 
Section S106 – There still has not been any mention of a Section 106.  
 
Natural Resources Wales:  (1st Comments) – We have significant concerns with the proposed 
development as submitted. We recommend that you should only grant planning permission if 
the scheme can meet the following  conditions listed below. Otherwise, we would object to this 
planning application. 
 
Protected species 
We welcome the documents submitted in support of this application Land at Grovesend, 
Swansea, Final Draft, Ecological Appraisal, November 2018, epd5033_r001 by EDP and Tree 
Survey at Land at Plas Road, Grovesend, Swansea, 18 October 2018 by Treescene 
Arboricultural Consultants. 
 
We note that the report scopes out dormouse as potentially being present on site, due to 
suboptimal habitat and lack of records within 2km. However, we do not feel that the justification 
for not undertaking dormice survey is robust enough, as there is scrub present on site as well as 
some suitable hedgerows and the habitat does connect into the wider environment. We advise 
that you speak to the Local Planning Authority Ecologist on the need for additional survey, with 
respect to dormice. The results of which are used to inform a detailed mitigation strategy and 
landscape and lighting plan, which must be submitted under any future submission. 
 
We welcome the recommendations in the report; specifically, section 5.36 relating to 
hedgerows. However, we advise that any hedgerows being removed are translocated for use 
elsewhere on site, and then planted up as needed. We welcome recommendations 5.50 and 
5.51 with respect to bats in trees and would look to these being conditioned under any agreed 
permission. 
 
5.50 – In addition to buildings, a single mature tree is located within the centre of the application 
site and has moderate potential to support roosting bats. A subsequent detailed inspection 
however did not identify any signs of a bat roost such that no impacts to roosting bats 
associated with its loss are anticipated. However, given the transient nature of bats, however, it 
is possible that new roosts may establish during the interim period. As such, it is recommended 
that an update detailed inspection be undertaken immediately prior to felling. 
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If roosts are confirmed within any of the trees subject to impacts by the proposals, then it will be 
necessary to obtain a mitigation (development) licence from NRW prior to works commencing, 
with sufficient replacement roosting habitat provided. 
 
5.51 – If no roosts are found but bat roosting potential remains, then as a precautionary 
measure the trees should be subject to a ‘soft’ felling methodology by a suitably qualified 
arboricultural contractor with experience of working with bats, with the advice or under 
supervision of a NRW bat licence holder. A soft felling methodology involves the following 
approach: 
- Avoiding cutting through cavities/potential roosting features – i.e. cut above and below the 
 feature when removing sections with suitable features; 
- Gently lowering of cut sections to ground to avoid violent movement of potential roosting 
 features; and 
- Retention of cut sections with potential roosting features on site for 48 hours, with potential 
 entrance not blocked i.e. facing away from the ground, before they are removed or 
chipped. 
 
NRW  (2nd comments following receipt of amended site) 
Protected species: 
Having reviewed the amended plans submitted, we recommend you seek the advice of your in-
house ecologist to determine if extra survey work is required within the extended application 
site. If so, in accordance with Technical Advice Note 5: Nature Conservation and Planning 
(paragraph 6.2.2) a bat survey may be required. 3rd 016. 
 
Our previous response dated January 4th, 2019 with conditions is still applicable. 
 
Dwr Cymru Welsh Water: 
SEWERAGE - We can confirm that Dwr Cymru Welsh Water have been previously informed of 
the proposed development and consulted, as a ‘Specialist Consultee’, in accordance with 
Schedule 1C Article 2D of the Town & Country Planning (Development Management Procedure) 
(Wales) (Amendment) Order 2016. We note that our consultation response has been included 
within the accompanying Pre-Application Consultation (PAC) Report, prepared by Geraint John 
Planning, which highlights that foul flows can be accommodated within the public sewerage 
system and acknowledged proposals for disposal of surface water flows into the existing 
marshland. This planning application submission (Ref: 2018/2720/FUL) is accompanied by a 
Drainage Strategy (Ref: IR18105-DS1) which corroborates proposals to discharge foul and 
surface water flows to the public sewer and marshland respectively and therefore we offer no 
objection in principle. 
 
Accordingly, if you are minded to grant Planning Consent for the above development, we would 
request that the following Condition and Advisory Notes are included within the consent to 
ensure no detriment to existing residents or the environment and to Dwr Cymru Welsh Water's 
assets: 
 
Condition: No surface water and/or land drainage shall be allowed to connect directly or 
indirectly with the public sewerage network  
 
Reason: To prevent hydraulic overloading of the public sewerage system, to protect the health 
and safety of existing residents and ensure no pollution of or detriment to the environment. 
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Advisory Notes: The applicant may need to apply to Dwr Cymru / Welsh Water for any 
connection to the public sewer under S106 of the Water Industry Act 1991. If the connection to 
the public sewer network is either via a lateral drain (i.e. a drain which extends beyond the 
connecting property boundary) or via a new sewer (i.e. serves more than one property), it is now 
a mandatory requirement to first enter into a Section 104 Adoption Agreement (Water Industry 
Act 1991). The design of the sewers and lateral drains must also conform to the Welsh Ministers 
Standards for Gravity Foul Sewers and Lateral Drains, and conform with the publication "Sewers 
for Adoption"- 7th Edition. Further information can be obtained via the Developer Services 
pages of www.dwrcymru.com.  
  
The applicant is also advised that some public sewers and lateral drains may not be recorded 
on our maps of public sewers because they were originally privately owned and were 
transferred into public ownership by nature of the Water Industry (Schemes for Adoption of 
Private Sewers) Regulations 2011. The presence of such assets may affect the proposal. In 
order to assist us in dealing with the proposal the applicant may contact Dwr Cymru Welsh 
Water to establish the location and status of the apparatus. Under the Water Industry Act 1991 
Dwr Cymru Welsh Water has rights of access to its apparatus at all times. 
 
SEWAGE TREATMENT-  No problems are envisaged with the Waste Water Treatment Works 
for the treatment of domestic discharges from this site. 
 
WATER SUPPLY - Dwr Cymru Welsh Water has no objection to the proposed development. 
 
The Coal Authority: The application site falls within the defined Development High Risk Area. 
The Coal Authority records indicate that the site has been subject to historic recorded 
underground coal mining at shallow depth and that within, or within 20m of the planning 
boundary there are two recorded mine entries (shafts). Our records also indicate that a thick 
coal seam outcropped across the site.  
 
The applicant has submitted a Geotechnical and Geoenvironmental Site Investigation Report 
(November 2018, prepared by Terra Firma (Wales) Ltd) in support of the planning application, 
which has been informed primarily from the results of an intrusive site investigation. 
 
In terms of the Report’s content, it is noted that both of the recorded mine entries have been 
located and that recorded shallow mine workings have also been identified underlying the site. 
Consequently, in considering both the presented layout which has been designed around the 
mine entries and that the Report recommends the stabilisation of the shafts and the 
consolidation of the recorded workings, The Coal Authority has no objection, subject to the LPA 
imposing a condition to ensure the submission for approval of the remediation details and the 
implementation of those detailed agreed prior to the commencement of development. 
 
In addition to the above, and in noting the recorded shallow workings which underlie certain 
parts of the site, the applicant may wish to consider any implications posed by transient mine 
gas, which, however, may be required to be considered under Building Regulations or any 
environmental legislation. 
 
The Coal Authority Recommendation to the LPA: 
 
Shallow Coal Mine Workings:  

http://www.dwrcymru.com/
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The Coal Authority concurs with the recommendations of the Geotechnical and 
Geoenvironmental Site Investigation Report (November 2018, prepared by Terra Firma (Wales) 
Ltd); that coal mining legacy poses a risk to the proposed development and that remedial works 
by grouting to treat the areas of shallow coal mine workings to ensure the safety and stability of 
the proposed development should be undertaken prior to commencement of the development. 
 
A condition should therefore require prior to the commencement of development: 
* The submission of a scheme of remedial works for approval; and 
* Implementation of that remedial work. 
 
Mine Shafts 
The Coal Authority concurs with the recommendations of the Geotechnical and 
Geoenvironmental Site Investigation Report (November 2018, prepared by Terra Firma (Wales) 
Ltd); that mine shafts pose a risk to both public safety and the stability of the proposed 
development. Consequently, remedial works to ensure the safety and stability of the proposed 
development should be undertaken prior to commencement of the development. 
 
The Coal Authority is therefore able to recommend that the LPA impose a Planning Condition 
should planning permission be granted for the proposed development requiring the undertaking 
of the remedial works prior to commencement of development. 
 
A condition should therefore require prior to the commencement of development; 
* The submission of a scheme of remedial works for approval; and 
* Implementation of those remedial works. 
 
The Coal Authority therefore has no objection to the proposed development subject to the 
imposition of a condition or conditions to secure the above. 
 
South Wales Police Designing Out Crime Officer 
I am generally pleased with the site layout. Natural surveillance for parking bays must be 
maximised in particular plots 11-14 must overlook these bays. In addition, the bin stores 
obscures the view of these parking bays from plots 39-41 and these bins stores must be sited in 
another location. The parking for plots 5 and 34 must be overlooked by side windows in plots 4 
and 35. 
 
General comments in respect of other matters of design and safety including lighting, boundary 
identification, landscaping, side and rear boundaries, vehicle parking areas, bicycle stores, 
security lighting, bin storage, drainpipes, utilities door & window security.  
 
Glamorgan Gwent Archaeological Trust: (1st comments) The Archaeological Desk Based 
Assessment prepared by Archaeology Wales (report no. 1725) submitted in support of the 
application notes that the current Tyrisha farmstead is likely to date to the late 19th century, 
although early cartographic evidence suggests that it may have an earlier origin, elements of 
which may survive below ground. The assessment further notes the presence of two 19th 
century coal pits in the proposed development area, which are no longer visible as upstanding 
archaeological remains but which may survive as buried archaeological features. There is the 
potential for archaeological remains to be adversely affected by the proposed development and 
the desk-based assessment recommends a building survey and watching brief as suitable 
mitigation. 
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It is our opinion that the construction of the proposed residential development, any associated 
services and landscaping, will have an impact on the potential buried archaeological resource, 
and any remains encountered will need to be investigated and recorded. The proposals will also 
result in the demolition of the Tyrisha farmstead, which is of historic significance. Therefore, it is 
our recommendation that a condition requiring the applicant to submit a detailed written scheme 
of investigation for a programme of archaeological work to protect the archaeological resource 
should be attached to any consent granted by your Members. 
 
We envisage that this programme of work would take the form of a photographic building 
recording of the Tyrisha farmstead, and a watching brief during the groundworks required for the 
development, with detailed contingency arrangements, including the provision of sufficient time 
and resources to ensure that any archaeological features or finds that are located are properly 
investigated and recorded; it should include provision for any sampling that may prove 
necessary, post-excavation recording and assessment and reporting and possible publication of 
the results. To ensure adherence to the recommendations we recommend that the condition 
should be worded in a manner similar to model condition 24 given in Welsh Government 
Circular 016/2014. 
 
No development shall take place until the applicant or their agents or successors in title, has 
secured agreement for a written scheme of historic environment mitigation which has been 
submitted by the applicant and approved by the local planning authority. Thereafter, the 
programme of work will be fully carried out in accordance with the requirements and standards 
of the written scheme. 
 
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. 
 
We also recommend that a note should be attached to the planning permission explaining that: 
All archaeological work must meet the Standard and follow the Guidance of the Chartered 
Institute for Archaeologists (cIfA) and it is our policy to recommend that it is undertaken by a 
Registered Organistation or a MCIfA level Member within CIfA (www.archaeologists.net/ro and 
www.arcaeolgists.net/codes/ifa).  
 
Glamorgan Gwent Archaeological Trust: (2nd comments) 
Whilst we note the amended plan, it remains the case that there is the potential for 
archaeological remains to be adversely affected by the proposals. Therefore, it is our 
recommendation that a condition requiring the applicant to submit a detailed written scheme of 
investigation for a programme of archaeological work to protect the archaeological resource 
should be attached to any consent granted by your Members, as per our previous response. 
 
Council’s Parks Dept:  In principle, the Parks Dept have no issue with adopting any public 
open space or Play facility, providing an appropriate S106 contribution is received if it is the 
intention of the developer to offer the development up for adoption.  For the size of the 
development, in addition to the LAP a S106 contribution should be sought for the upgrade of 
play equipment in Golden Grove Park.  
 
Trees -  The Parks Service require provision of an up to date Tree survey of existing trees which 
are to be retained and which will be included on any areas of POS within the development prior 
to any adoption for future maintenance; 
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POS – the Parks Service would require further detail of the landscape layout and if applicable 
an appropriate planting schedule listing the proposed species of trees and shrubs to be planted 
prior to final planning approval to determine any maintenance and/or safety implications. Areas 
of POS shall be in an acceptable and maintainable condition prior to adoption and to be 
accepted only upon whole completion of the development and not in phasing. 
 
Outdoor Play – We would be happy to keep the proposed LAP and secure a S106 contribution 
for the upgrade of the equipment in the play area off site in Golden Grove Park.  
 
Council’s Housing Dept:  Housing is supporting this site through the Programme Delivery Plan 
for Welsh Government funding, based on a 100% affordable site, a mix of social and 
intermediate tenure.   For the purposes of S106, we would ask for the site to be conditioned in 
accordance to the LDP policy 15% onsite, social rented tenure, built to DQR standard. 
 
Council’s Education Dept:  Calculations are based on 48 dwellings – 1 bed flats have not 
been taken into account. 
 
Catchment Schools, capacity and projected capacity: 
 
 Catchment  

schools 
Number of 
unfilled places  
January  
2018 

% Forecast Number 
of unfilled places  
September 2024 

% 

English 
Medium 
Primary 

 
Pengelli Primary 

 
27 

 
24.77% 

 
10 

 
9.17% 

English 
Medium 
Secondary 

 
Pontarddulais 
Comprehensive 

 
26 

 
3.25% 

 
16 

 
2.00% 

Welsh 
Medium  
Primary 

 
YGG 
Pontybrenin 

 
43 

 
8.58% 

 
3 

 
0.60% 

Welsh 
Medium 
Secondary 

 
YG Gwyr 

 
119 

 
11.48% 

 
-176 

 
-16.97% 

 
SPG Pupil Generation: 

Penyrheol 
Ward 

Total Pupil 
Numbers 

£ 

Pupil 
Numbers 
rounded 
up/down 
WM 

£ 

Pupil 
Numbers 
rounded 
up/down 
EM 

£ 

 WM  12.1%   12.10%  87.90%   

Primary 14.88 £154,335.36 2 £20,744.00 13 £134,836.00 

Secondary 10.56 £167,354.88 1 £15,848.00 9 £142,632.00 

Post 16 
provision 

1.92 £32,664.96 0 £0 2 £34,026.00 
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Position of capacity: 
 
Primary:  
English-medium: the English medium primary (Pengelli primary) currently has surplus capacity 
of 24.77%, this is expected to reduce by September 2024 to 9.17%. 
 
Welsh-medium: the Welsh medium primary (YGG Pontybrenin) currently has 8.58% surplus 
capacity, this is expected to reduce to 0.60% by September 2024. 
 
Secondary:  
English–medium: the English medium secondary school (Pontarddulais comprehensive) has 
3.25% surplus capacity, this is expected to reduce slightly to 2.00% surplus capacity by 
September 2024. 
 
Welsh-medium: the Welsh medium secondary school (YG Gwyr) currently has 11.48% surplus 
capacity, however by September 2024 it is expected to be over capacity by -16.97%. In addition, 
there are a large number of developments that have successfully obtained planning approval 
that will further exacerbate the situation; that and the impact of LDP will further increase the 
pressure for places at the school. 
 
Requested Contribution: 
Providing the information above, Education request the full developer’s contribution for the 
English medium secondary school (Pontarddulais Comprehensive) and £31,116 for the English 
Medium Primary (Pengelli). There is no request for contributions for the Welsh medium primary 
school (YGG Pontybrenin) or the Welsh medium secondary school (YG Gwyr) due to the low 
impact of this development on pupil numbers and the potential contributions being too low to 
make any positive impact on the buildings. 
 

Primary - the full generated amount of £31,116 plus indexation towards Pengelli primary school. 
Secondary - the full generated amount of £142,632.00 plus indexation towards Pontarddulais 
Comprehensive. 
 

The infrastructure the contributions will go towards are to be advised in readiness for S106 
heads of terms. 
 

Council’s Rights of Way Team: Please note the location of footpath Llwchwr 103 (LC103) 
 

Council’s Environment Officer: Recommend the inclusion of conditions relating to Japanese 
knotweed and invasive non-native species of flora (including Himalayan balsam). 
 

Council’s Pollution Control Dept: Offer no adverse comments.  
 

Council’s Drainage Section: (1st Comments) 
 

Based on the Drainage Strategy ref IR18105-DS1, dated November 2018 submitted in support 
of the application I object to the application. 
 

Section 2a mentions that surface water from the development will be discharged to a lagoon on 
land to the east and that permission from the landowner has been gained for this to occur, 
however from there no viable discharge point has been identified although 3 options have been 
mentioned. 
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1.  Is a discharge to a ditch however there is no information included on the ditch such as 

location/map, condition, capacity, routing etc. but if just a soak/interceptor ditch would not 
be viable as infiltration does not work based on the site investigations. 

2.  The pond could outflow to a series of herringbones to discharge to ground, however the 
drainage strategy itself discounts this as an option as infiltration does not work based on 
the site investigations. 

3.  The pond could outfall to trenches with enviroplanks, there are no further details on this 
as a workable and viable solution and can therefore at this point in time be discounted. 
Dwg IR18105 110 Rev P7 seems to suggest a fourth option of just discharging over the 
land itself, however this is not an option as due to the landfalls this would end up on an 
adjacent landowners property creating a surface water flooding issue which is not 
permissible under TAN15, it would also create a statutory nuisance under other 
legislation that the owner of the lagoon would be obliged to rectify and ensure that the 
water from the development would not leave that land. 

 
In light of a non-viable drainage strategy being submitted we must object to the application, our 
objection will be maintained until a suitable and viable drainage strategy is submitted and 
agreed. 
 
Council’s Drainage Officer: (2nd comments following receipt of amended drainage strategy)  
Following a meeting with the applicant and Drainage Officer, the Drainage Officer has verbally 
advised that they have no objections to the proposed drainage arrangements subject to 
standard conditions controlling and limiting the surface water discharge. Any additional 
comments will be provided as an update at Planning Committee.  
 
Council’s Ecology Comments: (1st Comments)  
 
Protected Species: 
Bats – Records exist of pipistrelle species and Natterer’s bats from within 150m of the site. 
Recommend inclusion of conditions and informative notes in respect of; detailed inspection of 
trees prior to felling for bat roosts (in accordance with section 5.50 of Ecology Report) & 
precautionary soft felling methodology (in accordance with Sections 5.51 of Ecology Report). 
 
Dormice – Recommend inclusion of pre-commencement site check condition & informative 
notes. Survey results and any proposed mitigation to be submitted to the LPA prior to 
construction. 
 
Recommend inclusion of conditions relating to, hedgerow management, Invasive non-native 
species (including Japanese Knotweed & Himalayan balsam),  Ecological Management Plan, 
lighting strategy, Landscaping scheme, Construction Environmental management Plan, 
ecological enhancement measures (bird & bat boxes),  
 
Include informative notes relating to breeding/nesting birds, hedgehogs, badgers, reptiles. 
 
Drainage – The drainage strategy proposed to use the area of land between ditches D & E as a 
detention basin for attenuation. The detention basin will discharge to ditch E and onto the 
marsh. However, it is not clear how this habitat will cope with increasing surface water levels 
due to the development, nor what the impact of this is on the marsh and ditches. This wetland 
area is outside of the red line of the development and will require land-owner agreement.  
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I have concerns regarding the drainage strategy with regards to ecological impacts. Areas 
surrounding the site form part of the Brynlliw Grasslands SINC. The SINC has been designated 
due to the presence of a number of priority species and habitats. An assessment should be 
made of how the proposed drainage strategy will possibly impact them.   
Site drainage systems should ensure that surface water flows will not increase pollution levels. 
The hydrology of the area could be affected by changes to surface water discharges through 
development of the site.  
Attention is drawn to LDP Policy ER6 (Designated sites of Ecological Importance).  
 
Council’s Ecology Officer: (2nd comments following receipt of amended drainage strategy & 
Ecological Technical Note)  
 
I was pleased to receive the detail of the proposed drainage layout and ecological technical 
note, following a recent meeting and my previous queries. Having reviewed the submitted 
proposed drainage layout (Drawing No. 110 Rev P11) and the accompanying Ecological 
Technical Note regarding the drainage strategy, I have the following comments to add: 
 
- Invasive Non-Native Species. A condition should be added to ensure a biosecurity plan is 
submitted to help reduce the risk of introduction/spread of any aquatic invasive non-native 
species, during planting of the attenuation basis for SuDS. The plan shall include details of 
supplier/s and /or source of the plants. See GB NNSS Check Clean Dry  
http://www.nonnativespecies.org/checkcleandry/non-native-species-to-look-out-for.cfm for 
further information.  
 
- Condition: full details of planting specifications shall be submitted as per Section 4.3, 4.4 and 
4.5 of the Ecology Technical Note. All species shall be native and of local or Welsh provenance. 
- Condition: The attenuation basin shall be managed, monitored and reviewed 2 years following 
creation, and a summary report shall be submitted to the LPA, outlining success/failures and 
further need for plug-planting as per 4.6 and 4.7 of the Ecology Technical Report. This should 
also detail who is responsible for monitoring and management of the basin.  
 
Council’s Tree Officer:  None of the trees present are protected by TPO or by virtue of being in 
the Conservation Area. Under Section 197 of the Town and Country Planning Act 1990 it is the 
LPAs duty to ensure, whenever it is appropriate, that in granting planning permission for any 
development adequate provision is made, by the imposition of conditions, for the preservation of 
trees that contribute to amenity. 
 
A tree survey has been supplied in the submitted documents. Despite the survey not using the 
correct methodology in BS5837:2012, in this case it does provide enough information for 
substantive comments to be provided. 
 
The trees present internal to the site that require removal to carry out the proposed plans are 
categorised as either C or U in the trees survey. There is no objection to the removal of these 
and the loss of trees can be suitably mitigated by tree planting included in a landscaping 
scheme. 
 
The bordering hedges are made up of small trees that have been categorised as B, these will be 
retained. The size of these trees are unlikely to cause shading or dominance issues. The 
proposed landscape scheme shows indicative trees but does not include species or size.  

http://www.nonnativespecies.org/checkcleandry/non-native-species-to-look-out-for.cfm
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The landscape scheme will require more detail for it to be enforceable. In the event of approval 
please could you append a suitable landscape condition that includes protection measures for 
the bordering hedgerow trees. 
 
Council’s Place Making and Heritage Officer: The layout overall is considered acceptable. 
Negotiations have been undertaken to enable amendments to layout and design including 
house roof forms; fenestration and porch/canopy design. The planning agent has provided 
revised plans and additional information to address issues raised or mitigating circumstances to 
explain the design rationale in further detail.  
 
Council’s Highways Officer: (1st Comments) 
 
Background: 
The proposed development consists of 60 new residential properties comprising of 59 affordable 
units and 1 private, in a mix of 1, 2, 3 and 4 bed. 
 
The proposed layout has a single vehicular point formed by an extension of existing adopted 
Plas Road. 
 
A Pre Application Consultation exercise was undertaken and Highways response issued, this is 
included in the PAC response. 
 
Trip Generation: 
A trip rate analysis and multimodal impact has been presented with the Transport Statement, 
the results are in the realms of what would generally be expected for a development of this type 
in this location. 
 
Maximum hourly vehicle trips are predicted to be 26 two way movements in the AM peak and 30 
two way in the PM peak, this equates to a worse case of 1 vehicle movement every 2 minutes.  
As such there are no concerns regarding the impact of resultant vehicular trip rates on highway 
capacity.   
 
Parking: 
Parking on site is provided in accordance with the adopted parking guidelines, with visitor 
parking assumed to be on street.  Parking is arranged as a mixture of frontage and side drives.  
 
The road appears to be laid out to adoptable standards and will be required to be constructed to 
Highway Authority Standards and Specification including drainage and street lighting in order to 
be suitable for adoption.  
 
Shared driveways will not be adopted, and should have a minimum 4.5m width to allow 2 
vehicles to pass. 
Tracking runs have been provided, which demonstrate the site is accessible to refuse, fire and 
service vehicles, which can enter and exit in a forward gear.  
 
The Transport Statement confirms that there are a number of local facilities nearby, within 
cycling and walking distance and opportunities to access public transport. The site is reasonably 
well located in terms of sustainable travel choice. Albeit there are local concerns over the speed 
of vehicles on High Street, Grovesend. 
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A suitable package of off-site road safety improvements would allow people to make the most 
advantage of non-motorised transport options.  Potential section 106 contributions are 
discussed below.    
 
Site Access Arrangements: 
This was originally shown as a priority narrowing arrangement with a 3.3m carriageway and 2m 
footway.  This has been accompanied by a Road Safety Audit, which highlighted no issues, this 
is disputed by the County Road Safety Engineer. 
 
This was raised at PAC stage, A 3.3m single point of access to the development would not be 
acceptable to the Highway Authority.   
 
A revised Masterplan has been received, and revised access arrangements, this shows a 
conventional 5.5m carriageway as a continuation of Plas Road into the site, maintaining a 
footway on the Northern side.  Dropped kerbs will be provided both on the existing Plas Road 
and once into the site where the footways are provided on both sides of the carriageway. 
 
The existing lane will therefore become a secondary route and will be reconstructed as a vehicle 
crossover to clearly delineate the major/minor road interface, this is acceptable and welcomed. 
 
The existing footway alongside the existing Plas Road is being realigned, it could be appropriate 
to create some additional carriageway width outside the existing properties to allow for the 
parking of existing residents, who currently park on street.   
 
As the kerb lines require amendment, there is not thought to be any significant increased cost 
associated with this.   
  
Off Site Highway Works: 
Speed has been identified as an issue on High Street/Coalbrook Road by the Local ward 
members and the Senior Road Safety manager. A package of road safety/traffic calming 
measures has been drawn up to mitigate for the speed in the area and these additional 
dwellings will be likely to exacerbate these problems by an increase in vehicular movements.  
Speed reduction measures will also enhance the safety of walking and cycling from the 
development  
 
These measures include but are not limited to: 
1 Plateaus at the junctions of High Street with Plas Road and new Road/Tyrisha Road 
2. plateau at the southern end of Coalbrook Road   
3. possible road narrowing 
4. review of speed limits 
5. improved electronic signage 
6. police Laybys created either end of Grovesend to allow for mobile speed enforcement. 
 
The cost of these measures is in the region of £75,000 which is broadly in line with the section 
106 contributions that could be requested for Highways improvement/safety works. 
 
There would be no objection in principal to the proposals, subject to the satisfaction of the 
design alterations requested on the access. 
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Conditions 
1. All access works will be subject to an agreement under Section 278 of the Highways Act 

1980. All design and implementation will be at the expense of the developer. 
2. No development shall be commenced until details of the proposed arrangements for 

future management and maintenance of the proposed streets within the development 
have been submitted to and approved by the local planning authority. [The streets shall 
thereafter be maintained in accordance with the approved management and maintenance 
details until such time as an agreement has been entered into under section 38 of the 
Highways Act 1980 or a private management and Maintenance Company has been 
established]. 

3. A section 106 contribution to implement the above listed speed reduction measures on 
High St, and Coalbrook Road. 

4. All front boundary treatments shall be kept below 1m in height. 
 
Note 1: All highway works and other development related works to existing or proposed public 
highway are to be subject to an agreement under Section 278 and/or Section 38 of the 
Highways Act 1980.   All design and implementation will be at the expense of the developer. 
 
The Developer must contact the Highway Management Group, The City and County of 
Swansea , Guildhall Offices, c/o The Civic Centre, Swansea SA13SN before carrying out any 
work . Please e-mail networkmanagement@swansea.gov.uk  
 
Note 2: The applicant is advised that to discharge condition 2 the local planning authority 
requires a copy of a completed agreement between the applicant and the local highway 
authority under Section 38 of the Highways Act 1980 or the constitution and details of a Private 
Management and Maintenance Company confirming funding, management and maintenance 
regimes 
 
Council’s Highways Officer: ( 2nd comments)   
 
This response is provided in addition to those comments already provided.  Independent viability 
assessments have been undertaken which demonstrate the originally requested ‘wish list’ is 
unaffordable. 
 
Off Site Highway Works: 
The section 106 off site highway works has been revisited in terms of what will have the greatest 
benefit and be directly related to the development, in making it acceptable in planning terms. 
Several of the originally requested measures have already been implemented, electronic speed 
warning signs are already in place. A section 106 contribution is required in the region of 
£15,000 to provide speed tables at the junctions of High St / Plas Rd and High St / New Rd, 
Grovesend. 
 
Conditions: 
1. All access works will be subject to an agreement under Section 278 of the Highways Act 

1980. All design and implementation will be at the expense of the developer. 
2. No development shall be commenced until details of the proposed arrangements for 

future management and maintenance of the proposed streets within the development 
have been submitted to and approved by the local planning authority. [The streets shall 
thereafter be maintained in accordance with the approved management and maintenance  

mailto:networkmanagement@swansea.gov.uk
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 details until such time as an agreement has been entered into under section 38 of the 

Highways Act 1980 or a private management and Maintenance Company has been 
established]. 

3. A section 106 contribution to implement the above listed speed reduction measures on 
High St at the junctions of New Road and Plas Road. 

4. All front boundary treatments shall be kept below 1m in height. 
 
Cllr’s Andrew Stevens & Jan Curtice (Ward Members:) 
 
We are aware that this is a candidate site, but building must be sensitive to the surrounding 
village and not imposed on residents here. 
Our concerns are as follows:- 
 
1. Highway Access – This is an unorthodox entrance to the site. We cannot think of any 

other housing site that has this give way system to enter/exit, also add to the fact that it is 
alongside a well-used farm track, used by heavy machinery, it seems rather dangerous. 
Also, it narrows to 3.3m wide at the entrance and roads under 5.5m are usually 
unadoptable. The snaked entrance and give way system seem contrary to TAN12 Ease 
of Access. We do not believe single pavement, and road layout into the development is 
safe. We understand this track is used by heavy vehicles daily. 

2. Drainage – We share the concerns of residents regarding the drainage. There must be 
assurances given by Planning that there will be no problems and I would like to see what 
Biodiversity measures have been implemented. We trust this will be mentioned to the 
Committee. 

3. Overdevelopment – Whilst we are fully aware that the LDP papers are more of a 
guideline until a planning application is submitted, we must highlight that the original 
intention of 45 dwellings would be better suited for this location and in keeping with the 
surrounding village. We are not opposed to development in the village in line with LDP 
policies, but it must be sensitive to the locality. Grovesend is a semi-rural village, and we 
cannot help but feel that this site layout is a case of squeezing as many dwellings in as 
possible with disregard to the surrounding area and street scene. The original application 
site was approx. 1.41ha. The boundary was then increased to include the yard which 
made the site approx. 1.7ha. It was then increased from 45 to 60 dwellings. Application 
site increased approx. 15% yet the housing increased by 25%. 

4. LAP – It seems that a “Local Area of Play” within the application, this seems to be a way 
of satisfying policy and giving a minimum 10x10 square up for local amenity. The design 
and access statement mentions that there is a play facility within 0.5km at Golden Grove 
park. It is greatly in need of improvement; it would be a better option for the village if 
funds were made available via section 106 to improve that facility rather mark off an area 
within the development for a “Local Area of Play”, which looking at the plan seems to be 
something that is only being done only to satisfy policy. It has no beneficial effect on the 
village as a whole. This also seems contrary to LDP policy SI6. 

5. Highway Safety – The design and access statement states that “There are no existing 
highway safety issues in the immediate vicinity of the site and the proximity of local 
services and sustainable transport infrastructure will help to reduce vehicle movements 
generated by the development” – I believe this to be misleading. We have been working 
on highway safety improvements for many years along Coalbrook/High St and a further 
60 dwellings with no thought for traffic considerations  outside of the ‘immediate vicinity’ 
will only serve to exacerbate the ongoing traffic problems that the village has.  



Planning Committee – 3rd December 2019 
 

Item 5 (Cont’d) Application Number: 2018/2720/FUL 

 
 We would like to see at least a mention of the ongoing plight of the village regarding 

Coalbrook/High street if an application is submitted. We would like any development to 
address the following - 

  a. Plateaux located at the junction of Plas Rd/High St. 
  b. Plateaux located at the junction of New Rd/High St. 
  c. Digital SID signs 
  d. Review of the speed limit 
  e. Police laybys to allow mobile enforcement 
 
Suggestions: 
a) A Local Area for Play (LAP) is a small area of open space for young children (mainly 4-6-year 
olds) to play games such as tag, hopscotch, French cricket or play with outdoor toys. The 
activity zone should be reasonably flat, have a grass surface, and minimum area of 100m2. 
There should be seating for carers and appropriate landscaping/buffer zones. 
It is suggested this be replaced with a:  
b) A Local Equipped Area for Play (LEAP) is a play area equipped for children of early school 
age (mainly 4-8-year olds). The activity zone should have a minimum area of 400m2, with a 
grass playing space and at least five types of play equipment with appropriate safety surfacing. 
There should also be seating for accompanying adults. 
This should be located at Golden Grove Park. 
This is a summary of the National Playing Fields Association’s Minimum Children’s Playing 
Space Standard (based on “The Six Acre Standard” 2002) 
Detailed recommendations on play area design can be found in NPFA publications, but the 
following pointers on siting and design are derived from page 37 of their 1992 publication “The 
Six Acre Standard” and updated with reference to page 26 of their publication. 
• Play areas should be: 
i. sited in open, welcoming locations, not on backland with accesses along high-fenced narrow 
alleyways; 
ii. separated from areas of major vehicle movements and accessible directly from pedestrian 
routes; On the site plan it sits between a main road and farm track that is often used for heavy 
machinery going to a neighbouring farm. Not the best siting for a LAP or public open space. In 
addition to the safety concerns of those using the LAP there will be dust pollution from the farm 
track adjacent to the development during the summer months. 
iii. sited on land suitable for the type of play opportunity intended. For example, slopes too steep 
for building can provide one kind of experience but are not suitable for most play equipment. 
Conversely, a flat kickabout area can be too bland a setting for other types of equipment; 
iv. normally overlooked by houses or from well-used pedestrian routes; 
v. far enough away from houses to reduce the likelihood of general disturbance, noise and other 
nuisances; and 
vi. linked, as far as possible, with other open spaces, footpath systems, amenity planting areas 
and other devices to provide the maximum separation from nearby residences; 
vii. accessible by firm-surfaced footpaths. 
viii. surfaced in a manner that is able to withstand the intensity of use and with impact absorbing 
surfaces beneath and around all play equipment; 
ix. provided with seating for carers but designed to exclude dogs; 
x. fitted with play equipment, fencing, seating and other fixtures that comply with the latest 
standards. 
• Play areas should be designed in a way which is attractive and safe for children, and meets 
their needs, including those with special needs, and of those living nearby; 
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• Selection of play area sites should be integrated into the design process; 
• Sites should be accessible within the specified walking distance on practicable, not notional, 
routes; 
• Emphasis should be placed on the importance of community safety, accessibility, play value, 
the setting, and good neighbourliness. 
 
APPRAISAL 
 
Full planning permission is sought for the construction of 60 dwellings (comprising 12 x 1 bed 
fats, 14 x 2 bed houses, 29 x 3 bed houses and 5 x 4 bed houses land at Tyrisha Farm, 
Grovesend. Access to the site, will be via a new access road directly off Plas Road, in the south-
west corner of the site.  Of the 60 dwellings, 59 are proposed to be affordable dwellings and will 
be managed by Pobl Group. One (Plot 45) is intended to be a private unit.  
 
The proposed site is located immediately east of the settlement of Grovesend. The site itself 
comprises an agricultural field associated with Tyrisha Farm. The farm building complex 
comprises a dwelling house surrounded by a small garden with associated hedgerow boundary 
features and several semi-mature trees. A number of barns, sheds and other outbuildings are 
also present. An area of land to the south east comprising a further two fields is proposed to 
accommodate a drainage feature in the form of an attenuation basin.  
 
A gravel access track runs along the southern edge of the application Site (Plas Road). To the 
west the site is bordered by residential dwellings located along Tyrisha Road and Plas Road. 
The surrounding built form comprises predominantly of terraced and semi-detached two storey 
properties. 
 
To the north, east and south is wider open countryside, with scattered farm houses together 
within a network of fields and field boundary features. Mynydd Lliw Common (CL53) to the east 
of the site forms part of Brynlliw Grasslands SINC which overlaps with the area identified for the 
drainage attenuation basin.  
 
The site is designated as a Non-strategic housing site (H1.30) within the Swansea Local 
Development Plan (adopted February 2019) for approximately 45 dwellings.   
 
Main Issues 
 
The main issues for consideration in this instance relate to the principle of residential 
development on this site, impacts of the development on the character and appearance of the 
area, residential amenity impacts on neighbour occupiers, the impact of the development on 
access, parking and highway safety, impacts on trees, ecology, drainage and environmental 
interests having regard to the aforementioned LDP Policies and National Planning Guidance. 
The following Supplementary Planning Guidance Notes (SPG) are also considered relevant – 
Places to Live: Residential Design Guide (January 2014), Planning Obligations (March 2010), 
Parking Standards (March 2012), Planning for Community Safety (December 2012), and the 
Protection of Trees on Development Sites (October 2016). There are no overriding issues for 
consideration under the provisions of the Human Rights Act.  
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Principle of Development 
 
The Local Development Plan 2010-2025 (LDP) was formally adopted on the 28th February 
2019. As such, the LDP is the most up-to-date policy framework for determining planning 
applications. 
 
The allocation of the site as a non-Strategic Housing site under Policy H1 of the Swansea LDP 
(Ref. H1:30) for approximately 45 dwellings was made following a detailed assessment and 
public consultation process undertaken for the preparation of the LDP which determined that the 
site was acceptable in principle for residential development. It is important to note that the 
candidate site assessment for the LDP confirmed that the site is deliverable and has no 
constraints which cannot be addressed by suitable mitigation. It also confirmed that the site was 
considered an acceptable and logical extension to the settlement and would not have a 
detrimental impact on the character or the setting of the settlement of Grovesend. It is 
recognised that the site will provide a higher density of dwellings than that allocated for within 
the LDP, However, the application will deliver a number of affordable homes that will serve to 
address a particular local need within the Greater North West Housing Zone, which marks a 
positive and welcome contribution to development needs for the area, on a site that has been 
endorsed by the Council as being appropriate in principle for such development. As such, the 
principle of the development is considered to be acceptable in accordance with Policy H1 of the 
LDP.  
 
It is acknowledged that the application site has been extended to incorporate the proposed 
surface water attenuation basin. This element of the application lies outside of the housing 
settlement boundary within the countryside. Policy CV2 (Development in the Countryside) 
indicates that there is a presumption against development in the countryside unless it is for 
specified exceptional circumstances including inter alia necessary infrastructure provision and 
enhancement of infrastructure networks.  It is considered the basin can be justified under this 
element of the policy, which allows for the provision of essential infrastructure works.  
 
Visual Amenity / Design Principles 
 
The submission of this application followed a pre-application enquiry and ongoing dialogue with 
the Local Planning Authority. The proposed layout has been designed to respond to the 
characteristics and constraints at the site including site levels, mine entry shafts, and access 
arrangements off Plas Road.  
 
It is considered that the proposed layout has a semi-rural character with landscaped frontages 
throughout the site, and includes an informal open space / natural play area and as such would 
form a sensitive transition to the adjacent countryside.   
 
The houses are largely arranged with a focus on fronting onto the access road, strong building 
frontages with dual aspect dwellings where they  ‘turn the corner’.  The scheme utilises a series 
of small dwelling types in several locations throughout the development which helps to create a 
coherent character to the development. Dwellings have been designed to have pitched roof 
forms or perpendicular complementary gables. Materials proposed include brick finish (Ibstock 
Cavendish and Marlborough stock) with anthracite black roof with red ridge tiles. The design 
and general appearance of the dwellings is considered to be acceptable.  
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The treatment of ancillary elements has also been carefully considered including recycling/ 
reuse storage which are an integral part of the scheme. It is noted the Designing out Crime 
Officer has raised some concern in respect of overlooking of communal parking bays, however, 
it is considered there is sufficient natural surveillance from neighbouring properties and across 
streets of these courtyard areas.  
 
Based on the 60 unit scheme, the density is calculated at 35 dwellings per hectare. This is 
considered  reasonable and makes efficient use of the site. The anticipated number of dwellings 
in the LDP allocation is 45 dwellings. However, it should be noted that the site incorporates a 
range of house types including a number of 1 and 2 bed unit. However, regardless of the site 
density, each unit has an area of front and rear garden. A high provision of car parking has also 
been included within the site. 
 
Boundary treatments include 1.1m hoop railings to define front curtilages, screen walls to public 
facing rear garden boundaries, and timber fences between gardens. The proposal also provides 
for the retention of the existing hedgerow along the south, west and northern boundaries, with 
the provision of a new area of hedgerow to the east, thus demarking the site from the 
neighbouring countryside land to the east. It is acknowledged the boundary is not a continuous 
boundary, however it provides field gate access into the neighbouring land, under the control of 
the applicant, including the proposed area for the drainage basin. It is noted that concern has 
been expressed that this could pave the way for future development, however any application 
would need to be considered on its own merits, having regard to circumstances prevailing at the 
time including the provisions of the adopted development plan. For the purposes of the current 
LDP this land lies outside of the application site and within an area of open countryside. 
 
The proposal has been the subject of negotiations during the application process to ensure that 
the density, layout and design of the development has sufficient regard for its location and the 
placemaking principles in the SPG – A Design Guide for Residential Development Policies and 
LDP Policy PS2. 
 
In terms of Placemaking, the proposed building heights, building lines, greening, play spaces, 
verges and street widths provide a legible and functional space for future occupiers. The 
inclusion of an informal Local Area for play along with soft landscape elements is welcomed.  
Overall it is considered that the scale, form, massing, layout and design are considered 
appropriate to the local setting.  
 
On balance, the proposal is considered to represent a satisfactory form of development in terms 
of its impacts upon the character and appearance of the area. The layout and design of the 
development would create a good quality and distinctive streetscape and would accord with the 
provisions of Policy PS2 of the Swansea LDP and the SPG - Places to Live: Residential Design 
Guide.  
 
Residential Amenity 
 
With regard to the impact upon the residential amenities of existing occupiers adjoining the site, 
it is acknowledged that the site is bound to the west by existing residential properties and these 
have been taking into consideration in the layout of the site. 
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It is noted that a neighbouring occupier at No 31 Plas Road has raised concerns that Plot 1 at 
the entrance to the site does not accord with the minimum separation guidelines as set out in 
the SPG. No. 31 Plas Road is a semi-detached property which has its principal elevation facing 
onto Plas Road; at the rear the property has been extended and it has a ground floor side 
kitchen window and first floor window above that faces the entrance to the application site. In 
the original planning layout submission Plot 1 was turned at 90 degrees to the entrance road 
with its main rear elevation facing No. 31. In the latest submission, this property has been turned 
to face onto the access road, with the floor plan layout for this (handed) property, indicating a 
kitchen and dining window at ground floor in its side elevation with no windows at first floor level. 
It thus presents a side to side relationship with Plot 1. The separation distance between Plot 1 
and No. 31 Plas Road is approx. 18m, this exceeds the 15m separation distance advocated in 
the SPG. Moreover the lack of any windows at first floor level, together with the fact that the 
proposed site is lower than the existing properties, will ensure that there is no adverse 
overlooking, overbearing, or overshadowing impacts on this neighbouring property. Other 
properties located on Tyrisha Road to the west, benefit from long rear gardens, and thus there 
are no other undue concerns raised to existing properties. The existing hedge boundary 
between these properties and the site is to be retained, once trimmed with a 1.2m fence 
proposed inside the hedge line.  
 
Turing to the proposed plots, it is considered each property would be provided with a sufficient 
area of external amenity space, and separation distances are considered sufficient to ensure no 
undue harm between proposed properties.   
 
In terms of the residential amenity of the existing and future occupiers, it is considered that the 
use of the site for residential purposes, would not cause an undue harmful impact on the 
amenities of the existing and future residents. The application is considered to be acceptable 
and would accord with the provisions of Policy PS2 of the LDP and the SPG - Places to Live: 
Residential Design Guide. 
 
Transportation and Highway Safety 
 
Turning to matters of transport and highway safety, the site was subject to a statutory pre-
application consultation process with the Highways Authority. The application is accompanied 
by a Transport Statement. 
 
Whilst extensive concerns have been raised regarding the proposed access to the site and 
additional traffic movements, the Highway Authority’s view is that the proposals do form a safe 
and workable solution. The access can be constructed entirely on land which is either adopted 
highway or land under the control of the applicant, the lane entrance is to be re-constructed as a 
vehicle crossover, giving clear indication of road hierarchy to the user. Visibility splays can be 
achieved and standard width segregated pedestrian route is available to access and exit the 
site, With expected low vehicle flows this is considered appropriate and consistent with highway 
guidance, whereby carriageway and footway widths should be appropriate for traffic volumes 
and pedestrian activity.  
 
Parking on site is provided in accordance with the adopted parking guidelines, with visitor 
parking assumed to be on street.  Parking is arranged as a mixture of frontage and side drives.   
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The road appears to be laid out to adoptable standards and will be required to be constructed to 
Highway Authority Standards and Specification including drainage and street lighting in order to 
be suitable for adoption.  
 
Tracking runs have been provided, which demonstrate the site is accessible to refuse, fire and 
service vehicles, which can enter and exit in a forward gear.  
 
The Transport Statement confirms that there are a number of local facilities nearby, within 
cycling and walking distance and opportunities to access public transport. The site is reasonably 
well located in terms of sustainable travel choice, albeit there are local concerns over the speed 
of vehicles on High Street, Grovesend.   
 
The initially requested Section 106 off site highway works has been revisited in terms of what 
will have the greatest benefit and be directly related to the development, in making it acceptable 
in planning terms. 
 
Several of the originally requested measures have already been implemented, electronic speed 
warning signs are already in place and would not comply with the CIL regulations for S106 
contributions. A section 106 contribution is however required in the region of £15,000 to provide 
speed tables at the junctions of High St / Plas Rd and High St / New Road, Grovesend. 
 
Subject to the inclusion of a section 106 contribution to implement the above listed speed 
reduction measures on High St at the junctions of New Road and Plas Road, the Head of 
Highways and Transportation has offered no highway objection to the proposal. On balance, 
therefore the application is considered to be acceptable in respect of access and highway 
safety.  
 
Trees 
 
A tree survey has been supplied in the submitted documents. The trees present internal to the 
site that require removal to carry out the proposed plans are categorised as either C or U in the 
trees survey. The Tree Officer has raised no objection to the removal of these trees and their 
loss can be suitably mitigated by tree planting included in a landscaping scheme  The bordering 
hedges are made up of small trees that have been categorised as B, these will be retained. The 
size of these trees are unlikely to cause shading or dominance issues. It is recommended to 
include a landscape condition that includes protection measures for the bordering hedgerow 
trees.  Subject to the imposition of appropriate conditions the application is considered to be 
acceptable in this regard. 
 
Drainage 
 
An updated drainage strategy has been submitted with the application following liaison with the 
Council’s Drainage and Ecology Officers. A number of residents and landowners have raised 
particular concerns in respect of the surface water drainage arrangements for the site, the 
potential for discharging onto 3rd party/Common land which is designated as a SINC and 
associated ecological impacts.  
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LDP Policy RP4 seeks to ensure that development does not compromise the quality of the water 
environment. It further highlights that issues such as water pollution, flood risk and the 
protection and enhancement of aquatic ecosystems are major considerations for development. 
It also indicates that within particular waste water treatment catchment areas (Gowerton), the 
connection of foul flows generated by new development introduces the risk of deterioration in 
water quality of the Burry Inlet and Loughor Estuary. Thus, new development in such areas 
should reduce risk through mitigation measures compensatory surface water removal. However, 
in this instance, the foul water catchment area is Pontarddulais, Thus compensatory surface 
water removal is not required for this site.  
 
Foul Water: 
 
All foul flows will connect to a new pumping station to be built to the side of Plot 45, which will 
then be pumped to the existing foul public sewer in Plas Road (mahole ref. SN59003501) Dwr 
Cymru Welsh Water have raised no objection in principle subject to the inclusion of a condition 
ensuring that no surface water and/or land drainage shall be allowed to connect directly or 
indirectly with the public sewerage network. 
 
Surface Water: 
 
There is currently some level of surface water discharge into the SINC. More specifically, there 
is a 300mm diameter pipe south of the access track leading from Plas Road which discharges 
into a ditch that leads to the marshland whilst another ditch is present to the east of the track 
leading to the farmhouse which runs into a westerly direction towards the SINC. There are also 
several other ditches in the vicinity. Currently this discharge is untreated. 
 
The proposed surface water arrangements will involve the construction of a surface water 
detention basin to the south east of the main housing site. Initially this was excluded from the 
red line boundary, but as this constitutes an engineering operation in itself, the application site 
boundary was redrawn to include this land within the application site. The detention basin will 
discharge into an existing ditch and onto adjacent marsh land within is identified as falling within 
the Brynlliw Grassland Site of Interest for Nature Conservation (SINC).  
 
The attenuation pond has been designed to provide a primary detention basin to store the 
current volume of run off (calculated to be 233 cubic metres), with an outlet from the detention 
based to limit the follow to the greenfield runoff rate. Once this primary basin is full, the surface 
water will discharge over the weir wall to a secondary basin which has been designed with the 
capacity to store water in excess of post development volume. This will allow the water to be 
held, some of which will infiltrate into the ground through the limited permeability available, 
whilst some will evaporate from surfaces and transpire from vegetation. The attenuation basin 
and drainage strategy have been designed to manage and treat potential contaminants from the 
site prior to its discharge into the SINC. Following implementation of such mitigation, it is 
considered any residual effects to the SINC and water quality would be (at worst) negligible or at 
best an improvement in water quality when compared to existing baseline conditions. The 
Council’s Drainage Officer has advised verbally that they have no objection to the proposed 
surface water drainage solution proposed from a planning perspective subject to standard 
drainage conditions which would be attached to any grant of consent.  
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It is the developer’s responsibility to ensure that they have all necessary consents (over and 
above planning permission) to discharge any water onto third party land and they comply with 
appropriate legislation relating to drainage. In addition to a comprehensive drainage condition, 
to ensure the surface water drainage scheme is undertaken in accordance with the drainage 
strategy, an informative note will be added to any consent granted advising the developer to 
ensure compliance with other legislation (including drainage). 
 
The proposals are therefore considered acceptable in terms of the drainage impact when 
considered against Policies RP 3, RP 4 and EU4 of the LDP.  
 
Ecology 
 
Turning to ecology matters, the application is accompanied by a Phase I Ecological Survey, tree 
survey, Green Infrastructure Assessment, and a technical note regarding the surface water 
drainage strategy. The ecological survey proposes a number of mitigation and enhancement 
measures to be incorporated within the development together with a number of precautionary 
working measures to be followed during construction phase of the development.  
 
The site supports relatively species-poor agricultural grassland delineated by native hedgerows 
and scrub lines. The site forms part of the Brynlliw Grasslands Site of Importance for Nature 
Conservation (SINC). SINCs, along with other locally designated wildlife sites, are addressed 
under UDP policy EV28, which states that “Development that would significantly adversely affect 
SINCs or RIGs, or which would not provide for appropriate compensatory or mitigation 
measures will not be permitted, unless it can be demonstrated to meet appropriate social or 
economic needs where the benefits in such terms would outweigh the harm to the feature 
concerned. 
 
In respect of protected species, both NRW and the Council’s Ecology officer have 
recommended the inclusion of conditions in respect of detailed inspection for bats prior to any 
tree felling, together with a precautionary approach and the adoption of a ‘soft felling 
methodology.  The ecological survey report has scoped out dormice as potentially being present 
on site due to sub-optional habitat and lack of records within 2km. However, the Council’s 
ecologist has recommended the inclusion of a pre-commencement check for dormice prior to 
any construction on site. Should any dormice be found, then the applicant will be required to 
apply for a European Protected Species (EPS) Derogation Licence from NRW and a copy of the 
licence shall be submitted to the Local Planning Authority (LPA).  
 
The Ecology Officer has also indicated that any hedgerows removed should be translocated and 
used elsewhere on site.  Hedgerow features will be retained with the exception of proposed 
erosion to hedgerows across the south western corner of the site to facilitate vehicular access to 
residential parcels, in addition to the loss of a species-poor hedgerow associated with the 
boundaries of Tyrisha farmhouse. However, where such habitat is lost it is proposed to be 
compensated for with the enhancement of retained hedgerows elsewhere on site through 
additional shrub planting aimed at plugging gaps. Such habitats will also be subject to sensitive 
management over the long-term, necessary to maximise species and structural diversity, whilst 
providing appropriate habitat buffers to offset sensitive features from the proposed development 
edge. This is in addition to the inclusion of new native hedgerow planting totalling circa 140m 
along the eastern boundary, thereby further enhancing connectivity for wildlife across the site  
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Detailed measures for the retention, enhancement and creation of the hedgerow resource is 
provided within a Hedgerow Management Plan at Appendix EDP 9 of the Ecological survey. A 
detailed planting schedule will incorporate a mix of native species of local provenance, reflecting 
the biodiversity of the surrounding landscape. It is recommended to include a condition to 
ensure all works to hedgerows be undertaken in strict accordance with the Hedgerow 
Management Plan.  
 
With regard to potential light impacts in relation to ecology, a condition will be added requiring a 
sensitive lighting strategy relating to both the construction and operational phases of the 
development to be submitted to the Local Planning Authority for its consideration. The lighting 
strategy shall ensure that the habitats adjacent to and within the site are not lit and that 
protected species using the site for commuting and foraging purposes can continue to do so 
without disturbance 
 
A scheme of Ecological Enhancement Measures in the form of bird and bat boxes/bricks to be 
provided within or to the walls of the dwellings and on suitable trees within the site can also be 
required via a condition. 
  
Conditions can be recommended requiring an Ecological Management Plan (EMP) and a 
Construction Environmental Management Plan / Pollution Prevention Plan (CEMP/PPP) 
 
It is considered that no protected species (including badgers, dormice, bats, or reptiles) would 
be detrimentally affected by the proposed development and as such, the application is 
considered to be acceptable in this regard. 
 
As indicated within the drainage section, the preferred drainage strategy will involve the 
construction of a surface water detention basin to the south east of site. The detention basin will 
discharge into an existing ditch and onto adjacent marsh land within is identified as falling within 
the Brynlliw Grassland Site of Interest for Nature Conservation (SINC). The potential footprint of 
the detention basin overlaps with circa 0.65ha of the SINC. The SINC covers in total 75 ha of 
land comprising lowland meadow, species-rich purple moor-grass and rush pasture, reedbeds, 
wet heath, deciduous woodland, scrub and species-rich neutral grassland 
 
To inform potential impacts to the SINC as a result of the development proposals, a botanical 
survey of the potential construction footprint for the proposed basin was undertaken. The survey 
results indicated the vast majority of the survey area was considered to be relatively species 
poor with evidence of invasive species including Japanese knotweed taking hold.  No 
assessment of the wider SINC could be undertaken due to access constraints associated with 
dense scrub, prevalence of boggy habitat and lack of any land access agreement. A review of 
aerial imagery was undertaken and indicates that habitats adjacent to the proposed detention 
basin comprise dense scrub and grassland. In the absence of further survey effort of the wider 
SINC, an assessment of potential impacts associated with construction of the detention basin is 
based upon presumed presence of good quality habitat for which the SINC is designated in 
addition to the presumed presence of those protected/notable species for which the SINC is 
designated 
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In the absence of avoidance/mitigation measures, the potential impacts of the proposed 
drainage strategy upon the SINC are as follows: 
• Permanent loss of habitat in the footprint of the detention basin; 
• Temporary increase in silt run-off into the SINC during construction of the attenuation basin 
and wider development; 
• Increase in contaminated surface water into the SINC during the operational phase of the  
proposed residential development; and 
• Changes to the hydrological regime of the SINC. 
 
These issues are considered in turn.  
 
The area of the Brynlliw Grassland SINC which will be lost to facilitate the proposed 
development supports relatively species-poor vegetation with the invasive species Japanese 
Knotweed is also present.  Impacts upon this designation associated with habitat loss primarily 
relates to the reduction in the overall size of this SINC, rather than a reduction in its botanical 
value following construction of the detention basin. Furthermore, the loss of the existing habitat 
will be mitigated, and enhancements provided by the creation of new species-rich wetland 
planting within the detention basin.  
 
If construction of the detention basin and wider development site were to take place during 
periods of high rainfall, construction activities could result in increased silt run-off 
downslope/downstream and be discharged by existing land drains into the Brynlliw Grassland 
SINC. As such, it is recommended to include pollution prevention measures to be implemented 
during construction to avoid/minimise any such impact. 
 
In respect of existing discharges into the SINC a 300mm diameter pipe south of the access 
track leading from Plas Road discharges into a ditch that leads to the marshland, whilst another 
ditch is present to the east of the track leading to the farm house, which runs in a westerly 
direction towards the SINC. There are a further three ditches, collecting surface water run-off 
and discharging into the marsh. Currently, this discharge is untreated. The detention basin has 
been designed to manage and treat potential contaminants from the site prior to its discharge 
into the SINC. Following implementation it is considered this will result in an improvement in 
water quality when compared to baseline conditions. However, to further reduce the potential for 
negative effects to occur, the detention basin will be planted with wetland species noted for their 
filtration and sedimentation properties, resulting in the remediation of contaminated water. 
 
Any increase/decrease in surface water flow to the adjoining SINC when compared to current 
levels may result in a change in the nature and distribution of habitats and associated protected 
species following waterlogging or drying out of adjacent land. However, the drainage strategy 
has been revised to ensure that current water levels will be maintained and that discharge to the 
Brynlliw Grasslands SINC post development will be restricted to 5l/s, comparable to current run-
off rates measured at 5.27l/s. As such it is not considered there will be significant changes to the 
volume of run-off discharged to designated habitats when compared to baseline conditions.   
 
The Council’s Ecology officer has reviewed the proposed drainage layout and accompanying 
ecological technical note and has recommended the inclusion of a number of conditions in 
respect of the management and monitoring of the basin, and full planting details. These can be 
addressed as part of a detailed drainage condition relating to the attenuation basin. 
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It is therefore considered that the attenuation basin has been designed to ensure that it would 
not increase the flow rate or overall volume of water being dispersed into the adjoining SINC. In 
addition, the design would also ensure suitable natural filtration to ensure no unacceptable 
change to the water quality would occur. It is therefore considered that the submitted details 
have suitably balanced and addressed the ecological and drainage concerns previously raised, 
subject to full detailed drainage design and planting specifications, which can be secured by 
way of suitable planning conditions. 
 
On balance and subject to conditions to secure the above it is considered the proposal is 
acceptable in this regard. 
 
Greenspace Infrastructure   
 
Turning to matters of Greenspace, LDP Policy ER2 states that developments should provide for 
Green Infrastructure through the protection and enhancement of existing green spaces that 
afford valuable ecosystem services. Developments should also take opportunities to maintain 
and enhance the extent, quality and connectivity of the Green Infrastructure Network. 
 
For the purposes of this application it should be acknowledged that the site has been allocated 
for residential development in the LDP, so the loss of greenspace has been found acceptable 
through the plan-led process; the scheme has been designed to ensure the edges of the site are 
largely bordered by residential gardens, thus ensuring a transition to the built urban form. The 
proposed attenuation basis has been designed to provide a suitable wetland habitat and the 
drainage design will ensure that no impact on to the adjoining SINC would occur. The 
development would also include large areas of public open space and private gardens, together 
with new hedgerow planting. It is thus considered overall sufficient mitigation and compensation 
for green space lost for the development has been provided.  
 
Public Open Space 
 
As indicated above the proposal provides for the inclusion of a Local Area of Play at the 
entrance to the development site which is welcomed from a placemaking perspective as it 
provides outdoor recreation space on site. It is noted that concerns have been raised regarding 
the proposed siting of the LAP, however neither the Council’s Parks dept. nor highways dept. 
have raised any safety concerns regarding its location and there is considered to be sufficient 
space between the area and the nearby road. For the size of the development a S106 
contribution (£36,000) has been requested from the Parks Department towards the upgrade of 
play equipment in the existing play facility at Golden Grove Park. The Local Ward Members also 
requested improvements to this facility. This has been given due consideration as part of a 
viability appraisal of the site, and it is considered this request is reasonable and necessary and 
will form part of a S106 obligation should planning permission be forthcoming.   
 
Land Stability 
 
The Coal Authority has confirmed that the application site falls within the defined Development 
High Risk Area; that their records indicate that the site has been subject to historic recorded 
underground coal mining at shallow depth and that within, or within 20m of the planning 
boundary there are two recorded mine entries (shafts). Their records also indicate that a thick 
coal seam outcropped across the site.  
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The application is accompanied by a Site Investigation Report which has been informed 
primarily from the results of an intrusive site investigation. Both of the recorded mine entries 
have been located and recorded shallow mine workings have also been identified underlying the 
site. The site layout has been designed around the mine entries and the report recommends the 
stabilisation of the shafts and the consolidation of the recorded workings. Subject to the 
imposition of a condition requiring the submission of and implementation of remedial details 
prior to the commencement of development, the Coal Authority has offered no objection to the 
proposal.  
 

Heritage and Archaeology 
 

There are no listed buildings or scheduled ancient monuments which affect the site and the site 
is not located within a Conservation Area. However, it is noted that the area has an irregular 
fieldscape, ribbon development and former industrial activity. An Archaeology report has been 
submitted in support of the application. The report indicates that the farmstead may have below 
ground buried remains.  Glamorgan Gwent Archaeological Trust (GGAT) has raised no 
objection to the application but noted that the proposal will require archaeological mitigation as 
there are archaeological features recorded from historic mapping, which may be extant and 
include buried remains. As such a condition is recommended requiring a professionally qualified 
archaeologist be present during any excavations and a watching brief be submitted to and 
approved by the Local Planning Authority. 
 

Public Rights of Way 
 

There are no public rights of way through the site which would be affected by the proposals. 
Public footpath Llwchwr 103 (LC103) runs along the lane from the end of Plas Road to the south 
of the site. However, all access works will take place off the adopted highway. It is 
acknowledged that the allocation indicates that connections and improvements will be sought to 
PROWs on site or adjacent to the site. However, given that this is in separate ownership it is not 
considered feasible or necessary in this instance to request any upgrade to the PROW in the 
immediate vicinity.  
 

Affordable Housing 
 

This site is located within the Penyrheol Ward, which falls within the Greater North West 
Strategic Housing Policy Zone where there is a need for affordable housing of all sizes. The 
proposal seeks to provide for 59 of the proposed 60 houses as affordable dwellings in a mixture 
of sizes. The provision of 59 affordable units will therefore provide a significant benefit and will 
provide affordable housing that will help to address the acknowledged shortfall within the 
County. For the purpose of the S106 it will be a requirement that 15% affordable housing be 
provided onsite in line with the LDP. The Council’s Housing Dept. has confirmed their 
acceptance of the proposed scheme for a majority of affordable housing in this instance. The 
proposal is therefore considered acceptable in this regard.   
 

Education 
 

The projected pupil numbers generated by the proposed development of 60 dwellings (having 
regard to the calculations contained within the Planning Obligations SPG) are as follows: 
 

Primary: 15 ( 13 English and 2 Welsh medium)  
Secondary: 10 (9 English and 1 Welsh medium)  
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Due to low impact on pupil numbers and the potential contributions being too low to make any 
positive impact on the buildings there is no request for contributions for Welsh primary or 
secondary education.  
 
However, the Education department has requested full contributions for English primary and 
secondary education (£31,116 plus indexation Pengelli Primary & £142,632.00 plus indexation 
for Pontarddulais Comprehensive respectively).  
 
However, given viability concerns a review of consultee responses has taken place. There is 
predicted to be surplus capacity in the English secondary school by September 2024, however 
the primary school (in view of the predicted 13 spaces generated by the development) is 
expected to be over capacity. In view of the predicted capacity levels, it is considered that a 
reduction in the education contribution requested is necessary on viability grounds. A 
contribution towards the English Primary school only (Pengelli Primary) will therefore be 
requested in this instance. This is discussed further under the Financial Viability/Planning 
Obligations heading. 
 
Invasive Species 
 
Planning conditions in relation to invasive non-native species (including Japanese Knotweed 
and Himalayan Balsam) will be included in the interests of the ecology and amenity of the area. 
In order for the condition to be discharged the developer must then devise an appropriate and 
suitable method statement for the control of the plant.  
 
Welsh Language 
 
As part of the LDP, the Council has considered the cumulative effects of development on the 
Welsh Language across the County by Strategic Housing Policy Zones (SHPZ). It considers that 
the Welsh language is of particular sensitivity or significance across the whole Greater North 
West SHPZ, within which the allocation is sited, and the adjacent Clydach ward. As such it is 
acknowledged that this site falls within a Welsh language sensitive area. LDP Policy HC3 states 
that applications for allocated sites within the language sensitive areas are required to submit a 
Welsh language action plan setting out measures to be taken to protect, promote and enhance 
the Welsh language.  The following measures are proposed in the submitted action plan: 
 
- Affordability; increasing the existing provision of housing stock within the local area could (to a 
certain extent) mitigate any existing issues of affordability. Further, the potential to provide a 
level of affordable housing will allow local people who require housing to remain in the local 
area, thus assisting with maintaining the level of welsh speakers in the area; 
- Unit Mix – the provision of a mix of unit types, including 1, 2, 3 & 4 bedroom dwellings will help 
ensure a balanced age demographic is maintained; 
- Street names & signage – the development will include provision of welsh language street 
names & signage.  
 
As a result, the development is considered unlikely to lead to a loss in welsh speaking 
households in the locality. The mix of units would help cater for people of different ages and 
economic status, with different lifestyles and levels of independence.  It is considered unlikely 
that the development would force the local Welsh speaking community to leave the area. The 
proposal is therefore considered acceptable in this regard.  
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It is noted that comments have been raised which raise concern regarding the near total level of 
affordable housing on site. A viability assessment has been submitted which has been assessed 
via an independent appraiser. This included a consideration of whether a similar development, 
incorporating unrestricted open market housing would be likely to be viable on this site. Having 
regard to the prevailing level of values for open market housing together with high level of 
abnormal costs associated with development of the site, it is considered that a market-led 
scheme would not currently be viable and the scheme for entirely affordable dwellings is likely to 
be the only way in which it would be viable for the land to be developed.   
 
Response to Consultations 
 
It is acknowledged that the objections raise a number of issues in respect of the development of 
this site.  Issues relating to LDP /UDP designation, sewerage, surface water and drainage, 
access, traffic, parking, access for emergency vehicles, school places, design, tenure and layout 
of the proposed development, open space, hedgerows, protected species and habitats, density, 
affordable housing, trees, visual impacts, flooding, street lighting and play areas have been 
addressed above.  
 
Concern has been raised regarding risks associated with previous coal mining. The Coal 
Authority has raised no objection to the development subject to a condition being imposed 
requiring the submission of and implementation of remedial details prior to the commencement 
of development. In this respect, the proposal is considered to mitigate against these risks.  
 
With regard to the concerns raised about the development not complying with PPW in terms of 
sustainable development and reliance on cars as opposed to non-car modes, the site has 
previously been considered and accepted for inclusion as a housing site and compliance with 
the LDP strategy intended to provide opportunities for new homes at a range of sites across the 
County.  The Transport Statement confirms that there are a number of local facilities nearby, 
within cycling and walking distance and opportunities to access public transport. The site is 
reasonably well located in terms of sustainable travel choice. A suitable package of off-site road 
safety improvements would allow people to make the most advantage of non-motorised 
transport options.   
 
Concerns regarding potential for grassfire risk and encroachment onto housing site is noted, 
however this is not considered a material reason to refuse the application on this basis.  
 
Planning Obligations/Financial Viability 
 
The applicant has submitted a Financial Viability Assessment. This has been the subject of an 
Independent Financial Viability Appraisal undertaken by the same independent appraiser who 
undertook the Local Development Plan viability assessment to ensure consistency of approach. 
This appraisal has been discussed at length between parties as the applicant maintains that the 
scheme would not be viable, given high level abnormal costs associated with the development 
of the site, unless the S106 contributions are reduced significantly. The Head of Transportation 
had already undertaken a review of contribution previously requested, in terms of what will have 
the greatest benefit and be directly related to the development, in making it acceptable in 
planning terms.  
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Other requests from consultees have been further interrogated and it is considered that the 
education contribution for English secondary could be omitted as 9 English spaces would be 
created but there is still capacity for this provision at the current time in Pontarddulais 
Comprehensive.   
 
Within this context it is considered that a reduction in (education) contributions is necessary on 
viability grounds. 
 
In addition, the independent appraisal has indicated that it would be viable for the proposed 
development to provide contribution towards off site play equipment upgrade at Golden Grove 
Park. 
 
The planning obligations associated with this development include: 
- £31,116 contribution towards Pengelli Primary School;  
- £15,000 contribution to provide speed tables at the junctions of High St / Plas Rd and High St / 
New Road, Grovesend; 
- £36,000 contribution towards upgrade of Golden Grove Park play facility; 
- 15% affordable housing  
- £4000 contribution towards ongoing management and monitoring fees (20% of application fee) 
 
In 2010 the Community Infrastructure Levy Regulations (2010) came into effect. Reg 122 of 
these regulations set out limitations on the use of planning obligations. It sets out three tests that 
planning obligations need to meet. It states that planning obligations may only constitute a 
reason for granting planning permission if the obligation is: 
 
a) Necessary to make the development acceptable in planning terms; (the obligations of the 
Section 106 Agreement are necessary to ensure that an adequate sum is provided towards 
highway improvements, play facilities, Education, provide affordable housing on site) 
b) Directly related to the development: (the obligations of the Section 106 Agreement are 
directly related to the development. and 
c) Fairly and reasonably related in scale and kind to the development; (the obligations as set out 
in the Section 106 Agreement, both in terms of scale and kind of obligations being required, are 
fair and reasonable to ensure a contribution towards highway improvements, education, play 
facilities and the provision of affordable housing.) 
 
On balance the above contributions are considered necessary, directly related and fairly and 
reasonably related in scale and kind to the development. 
 
Conclusion 
 
Having regard to all material planning considerations, including the provisions of the Human 
Rights Act, the development is considered acceptable on balance when considered all material 
considerations. It is therefore concluded that the application should be approved subject to the 
following conditions and the completion of a S106 Agreement.  
 
Regard has been given to the duty to improve the economic, social, environmental and cultural 
well-being of Wales, in accordance with the sustainable development principles, under Part 2, 
Section 3 of the Well-Being of Future Generations (Wales) Act 2015 ("the WBFG Act").  
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In reaching this recommendation, the Local Planning Authority has taken into account of the 
ways of working set out at Part 2, Section 5 of the WBFG Act and consider that this 
recommendation is in accordance with the sustainable development principles through its 
contribution towards one or more of the public bodies' well-being objectives set out as required 
by Part 2, Section 9 of the WBFG Act. 
 
Recommendation 
 
That subject to any Direction from the Welsh Ministers, the application be APPROVED 
subject to the following conditions and the applicant entering in to a S106 Planning 
Obligation to provide: 
 
- A minimum of 15% on-site affordable housing provision to include a range of DQR 
compliant, house types/sizes of social and intermediate tenure at a ratio to be agreed. 
- Highways – A contribution of £15,000 to provide speed reduction measures on High St 
at the junctions of New Road and Plas Road. The contribution shall be paid prior to the 
occupation of the 1st residential unit.  
- Education – A contribution of £31,116 plus indexation towards Pengelli Primary school -  
50% of the education contribution (plus indexation_ prior to the occupation of the first 
housing unit, and the remaining 50% prior to the occupation of the 25th housing unit.  
- Parks – A contribution of £36,000 towards the upgrade of Golden Grove Park play 
facility. The contribution shall be paid prior to the occupation of the 1st residential unit.  
- A Management and Monitoring fee of £4000 (based on 20% of the fee for the planning 
application) 
- The Council’s legal fees of £1000 relating to the preparation of the S106 agreement 
 
1 The development hereby permitted shall begin not later than five years from the date of 

this decision. 
 Reason: To comply with the provisions of Section 91 of the Town and Country Planning 

Act, 1990. 
 
2 The development shall be carried out in accordance with the following approved plans 

and documents: 
  
 1713-BSO1 bin store detail;  
 1713-D01 brick screen wall;  
 1713-D02-1800 close board fence;  
 1713-D03-900 Wall & piers;  
 1713-D04 close board gate;  
 1713-D05-1100 hoop type railings; 
 100_P5 proposed levels;  
 101_P4 long sections;   
 SK01_P6 proposed highway layout   
 received 22nd December 2018;  
  
 HTS-23 Plot 60 floor plans & elevations;  
 HTS- 24 Plot 45 floor plans & elevations 
 HTS-25 Plots 54 & 55 floor plans & elevations  
 received 28th December 2018 
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 SK02 P5 Proposed site access plan  
 received 22nd February 2019; 
  
 HF-01 C House materials finishes plan; 
 HTS-01 A plots 29-32 floor plans; 
 HTS-03 B plots 15-18 floor plans; 
 HTS-05 A plots 46-29 floor plans; 
 HTS-07 B plots 11, 12, 13, 14, 24, 25, 54 & 55 floor plans & elevations; 
 HTS-08 B plots 26,27,56 & 57 floor plans & elevations; 
 HTS-10-B plots 7 & 8 floor plans & elevations; 
 HTS-11 B plots 1 & 60 floor plans & elevations - Note Plot 1 to be a handed version of 

that shown as illustrated on street scene & cross sections drawing 1713-SS01 Rev D; - .  
 HTS-15 B plots 33 & 34 floor plans & elevations; 
 HTS-22B plot 45 floor plans & elevations; 
 LP-01 B site location plan;  
 received 26th September 2019; 
  
 1713-EW 01 Rev D external works layout; 
 1713-SS01 Rev D street scenes and cross sections; 
 1713-TP-01 Rev F site layout; 
 HTS-02 Rev C plots 29-32 elevations; 
 HTS-04 Rev C plots 15-18 elevations; 
 HTS-06 Rev C plots 46-49 elevations; 
 HTS-09 Rev C plots 2,3,20 & 21 floor plans & elevations; 
 HTS-12 Rec C plots 5,6,39 & 40 floor plans & elevations; 
 HTS-13 Rev C plots 9,10,22,23,37 & 38 floor plans & elevations; 
 HTS-14 Rev C plots 35 & 36 floor plans & elevations; 
 HTS-16 Rev C plots 41,42,58 & 59 floor plans & elevations; 
 HTS-17 Rev C plots 43 & 44 floor plans & elevations; 
 HTS-18 Rev C plots 50 & 51 floor plans & elevations; 
 HTS-19 Rev C plots 52 & 53 floor plans & elevations; 
 HTS-20 Rev C plot 19 floor plans & elevations; 
 HTS-21 Rev C plots 4 & 28 floor plans & elevations 
 received 18th October 2019.  
  
 Reason: For the avoidance of doubt and to ensure compliance with the approved plans. 
 
3 No dwelling shall be occupied until full details of the proposed arrangements for the 

future management and maintenance of the proposed streets within the development 
have been submitted to and approved in writing by the Local Planning Authority. The 
streets shall thereafter be maintained in accordance with the approved management and 
maintenance details until such time as an agreement has been entered into under section 
38 of the Highways Act 1980. 

 Reason: To ensure that the development is provided with satisfactory vehicular access in 
the interests of public safety 
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4 No development above existing ground level shall be commenced until full engineering, 

drainage, street lighting and constructional details of the proposed highways have been 
submitted to and approved in writing by the Local Planning Authority. The development 
shall, thereafter, be constructed in accordance with the approved details. The scheme 
shall include details of how the lighting will avoid excess light falling on site features that 
may be used for foraging bats. 

 Reason : In the interests of highway safety and to ensure ecological interests are suitably 
protected from lightspill. 

 
5 No development shall take place until a written scheme of historic environment mitigation 

has been submitted to and approved in writing by the Local Planning Authority. The 
approved programme of work shall be fully carried out in accordance with the 
requirements and standards of the written scheme. 

 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. 

 
6 Notwithstanding the provision of the Town and Country Planning (General Permitted 

Development) Order 1995 (as amended) (or any order revoking and re-enacting that 
Order with or without modification) no fences, gates or walls shall be erected within the 
curtilage of any dwelling house forward of any wall of that dwelling house which fronts 
onto a road/ highway. 

 Reason: To ensure that the overall open plan housing layout is not prejudiced by 
uncontrolled development, and also in the interests of highway visibility. 

 
7 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (as amended), (or any order revoking or amending that order), 
Classes A, D, E and F of Part 1 of Schedule 2, shall not apply. 

 Reason: To prevent development on site that may affect the receiving watercourse as a 
result of increased impermeable areas and in the interests of visual amenity to ensure 
landscaping is maintained and the amenities of neighbouring occupiers. 

 
8 No development shall take place until a detailed scheme and timetable for the treatment 

of invasive non-native species, including Japanese Knotweed and Himalayan Balsam, 
has been submitted to and approved in writing by the Local Planning Authority. The 
scheme shall be implemented in accordance with the approved details. 

 Reason: In the interests of the ecology and amenity of the area. 
  
9 Prior to the commencement of development, and notwithstanding the details shown on 

the proposed drainage layout drawing 110 P11, full details of the surface water drainage 
arrangements shall be submitted to and approved in writing by the Local Planning 
Authority. This shall include: 

 - Full details for responsibility for monitoring and management of the basin for the lifetime 
of the development;  

 - Full detailing of planting specifications within the surface water attenuation basin 
 - Biosecurity plan to help reduce the risk of introduction/spread of any aquatic invasive 

non-native species, during planting of the attenuation basis for SuDS. The plan shall 
include details of supplier/s and /or source of the plants.  
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 The attenuation basin shall be managed, monitored and reviewed 2 years following 

creation, and a summary report shall be submitted to the LPA, outlining success/failures 
and any further need for plug-planting as per 4.6 and 4.7 of the Ecology Technical Report 
and timescales for this. Any additional works shall thereafter be undertaken in 
accordance with the approved timetable.  

  
 No surface water and/or land drainage shall be allowed to connect directly or indirectly 

with the public sewerage network unless it has been demonstrated that there are no 
other options available. 

  
 Reason: To ensure a satisfactory and sustainable means of surface water drainage, to 

prevent the increased risk of flooding, promote biodiversity and ensure future 
maintenance of these features. 

 
10 The site shall not discharge surface water from the attenuation lagoon at any rate greater 

than 5l/s. 
 Reason: To ensure that the existing greenfield runoff regime is maintained and prevent 

increased flood risk downstream. 
 
11 Prior to the commencement of development above existing ground level, a scheme of 

remedial works for the treatment of the mine entries shall be submitted to and approved 
in writing by the Local Planning Authority. The works shall be undertaken in accordance 
with the approved details before the development hereby approved is occupied.  

 Reason: To ensure the safety and stability of the proposed development. 
 
12 If, during development, contamination not previously identified is found to be present at 

the site then no further development shall be carried out until the developer has 
submitted to, and obtained written approval from the Local Planning Authority for an 
amendment to the remediation strategy detailing how this unsuspected contamination 
shall be dealt with. 

 Reasons: Given the size/complexity of the site it is considered possible that there may be 
unidentified areas of contamination at the site that could pose a risk to controlled waters if 
they are not remediated. 

 
13 Prior to the commencement of development an Ecological Management Plan (EMP) shall 

be submitted to and approved in writing by the Local Planning Authority.  The EMP 
should include all of the recommendations for mitigation and enhancement contained 
within the Ecological Appraisal (Report Ref edp5033-r001, Environmental Dimension 
Partnership Ltd) . The EMP shall address pre-construction (e.g. vegetation removal, 
bat/dormice/badger check), construction (e.g. protective fencing) and post-construction 
(e.g habitat enhancement) phases of the development. 

  
 The mitigation and enhancement measures contained within the approved EMP shall 

then be enacted under the supervision of a suitably qualified ecologist. 
  
 The content of the EMP shall include the following. 
 a) Description and evaluation of features to be managed. 
 b) Ecological trends and constraints on site that might influence management. 
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 c) Aims and objectives of management e.g. to restore and enhance existing habitats, 

ensure successful establishment of new habitats etc. 
 d) Appropriate management and monitoring options for achieving aims and objectives. 
 e) Prescriptions for management actions to include but not be limited to; a scheme for bat 

and bird box installation. 
 f) Preparation of a work schedule and monitoring scheme (including an annual work plan 

capable of being rolled forward over a five-year period). 
 g) Details of the suitably skilled body or organization responsible for implementation of 

the plan. 
 h) On-going monitoring, including of protected species, and remedial measures. 
   
 The EMP shall also include details of the legal and funding mechanism(s) by which the 

long-term implementation of the plan will be secured by the developer with the 
management body (ies) responsible for its delivery. The plan shall also set out (where the 
results from monitoring show that conservation aims and objectives of the EMP are not 
being met) how contingencies and/or remedial action will be identified, agreed and 
implemented so that the development still delivers the fully functioning biodiversity 
objectives of the originally approved scheme. 

  
 Reason: In the interests of maintaining and managing the landscape and ecological 

features of the site. 
 
14 The proposed development shall be carried out in strict accordance with the Hedgerow 

Management Plan detailed in Appendix EDP9 & paragraph 5.36 of the Ecological 
Appraisal (Report Ref edp5033-r001, Environmental Dimension Partnership Ltd) received 
on 22nd December 2018. The Management Plan shall include monitoring and aftercare 
procedures.  

 An assessment of the condition of all retained, translocated and newly planted trees, 
hedgerows and shrubs located within the site shall be carried out by an Arboricultural 
Association (AA) approved arboricultural contractor or professional arboriculturalist every 
two years for the first five years following the commencement of development.  The 
findings of each assessment shall be submitted to the Local Planning Authority within one 
month of the assessment being completed. In the event that an assessment indicates 
any retained, and newly planted trees, hedgerows and shrubs have died, have been 
removed or become seriously damaged or diseased they shall be replaced in the next 
planting season with others of similar size and species. 

 Reason: To ensure that the retained, translocated and newly planted trees, hedgerows 
and shrubs are managed for their health and safety in the interests of ecology and visual 
amenity 

 
15 Prior to any tree felling and building demolition, an updated detailed inspection for bat 

roosts shall be carried out by a suitably qualified ecologist no more than 1 month prior to 
the proposed works.     

 If no roosts are found, the trees shall be subject to a 'soft' felling methodology as set out 
in paragraph 5.51 of the Ecological Appraisal (Report Ref edp5033-r001, Environmental 
Dimension Partnership Ltd) received on 22nd December 2018. If any roosts are found 
then work relating to the felling of trees and building demolition must stop immediately 
and shall not re-commence without the written approval of the Local Planning Authority.   

 Reason: In the interests of protecting European Protected Species on the site. 
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16 No earlier than 3 months prior to the commencement of any pre-construction/enabling 

works at the site, including vegetation clearance, a site walkover must be conducted by a 
suitably qualified ecologist, to determine whether there are any dormouse/dormouse 
nests present at the site at that time. The results of the site walkover shall be submitted 
to and approved in writing by the Local Planning Authority for approval prior to the 
commencement or any pre-construction/enabling works. Should any dormice be found on 
the site, then the applicant shall apply for a EPS Derogation Licence from NRW and a 
copy of the licence shall be submitted to the Local Planning Authority. 

 Reason: In the interests of biodiversity and in order to minimise the impacts of the 
scheme on any potential dormouse.  

 
17 No development shall commence, including any works of demolition, until a Construction 

Environmental Management Plan (CEMP) / Pollution Prevention Plan (PPP) has been 
submitted to, and approved in writing by the Local Planning Authority. The approved 

 document shall be adhered to throughout the construction period, and must be efficiently 
communicated to all contractors and sub-contractors (for example, via toolbox talks) and 
any deficiencies rectified immediately. As a minimum the plan should include the 

 following points: 
  
 a) Identification of surrounding watercourses and potential pollution pathways from the 

construction site to those watercourses. 
 b) How each of those watercourses and pathways will be protected from site run off 

during construction. 
 c) How the water quality of the watercourses will be monitored and recorded. 
 d) How surface water runoff from the site during construction will be 

managed/discharged. Please note that it is not acceptable for ANY pollution (e.g. 
sediment/silt/oils/chemicals/cement etc.) to enter the surrounding watercourses. 

 e) Storage facilities for all fuels, oils and chemicals. 
 f) Construction of compounds, car parks, offices, etc. 
 g) Details of the nature, type and quantity of materials to be imported on to the site. 
 h) Measures for dealing with any contaminated material (demolition waste or excavated 

waste). 
 i) Identification of any buried services, such as foul sewers, so that they are protected. 
 j) Details of emergency contacts,( for example Natural Resources Wales hotline 0800 

807 060) 
 k) Demolition/Construction programme and timetable 
 l) Detailed site plans to include indications of temporary site offices/ compounds, 

materials storage areas, proposed compounds, delivery and parking areas etc 
 m) Traffic scheme (access and egress) in respect of all demolition/construction related 

vehicles; 
 n) An assessment of construction traffic generation and management in so far as public 

roads are affected, including provisions to keep all public roads free from mud and silt; 
 o) Proposed working hours; 
 p) Principal Contractor details, which will include a nominated contact for complaints; 
 q) Details of all on site lighting (including mitigation measures) having regard to best 

practicable means (BPM) 
 r) Details of on site dust mitigation measures having regard to BPM; 
 s) Details of on site noise mitigation measures having regard to BPM; 
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 t) Details of waste management arrangements (including any proposed 

crushing/screening operations); 
 u) Notification of whether a Control of Pollution Act 1974 (Section 61) Notice is to be 

served by Principle Contractor on Local Authority. 
 Reason: To ensure the protection of the surrounding land and water environment and to 

ensure that waste materials are managed efficiently. 
 
18 Notwithstanding the submitted public open space & landscape design details, no dwelling 

shall be occupied until full details of both hard and soft landscape works have been 
submitted to and approved in writing by the Local Planning Authority. These details shall 
include: 

  
 i) A statement setting out the design objectives and how these will be delivered; 
 ii) Protection measures for the bordering hedgerow trees; 
 ii)  Earthworks showing existing and proposed finished levels or contours; 
 iii)  Retaining structures; 
 iv)  Other vehicle and pedestrian access and circulation areas; 
 v)  Hard surfacing materials; 
 vi)  Minor artefacts and structures (e.g. furniture, play equipment, refuse or other 

storage units, signs, etc.), and 
 vi)  Any water features; 
  
 Soft landscape works shall include [planting plans; written specifications (including 

cultivation and other operations associated with plant and grass establishment); 
schedules of plants noting species, plant supply sizes and proposed numbers/densities 
where appropriate; an implementation programme (including phasing of work where 
relevant). Any trees or plants which within a period of 5 years from the completion of the 
development die, are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of similar size and species. 

  
 Reason: In the interests of maintaining a suitable scheme of landscaping to protect the 

visual amenity of the area, to maintain the special qualities of the landscape and habitats 
through the protection, creation and enhancement of links between sites and their 
protection for amenity, landscape and biodiversity value. 

 
19 The car parking spaces serving each dwelling shall be laid out in accordance with the 

approved details prior to the first beneficial use of the dwelling they serve and shall 
thereafter be retained for the parking of private motor vehicles.  

 Reason: To ensure adequate car parking provision is provided and retained on site in the 
interests of highway safety. 

 
Informatives 
 
1 The development plan covering the City and County of Swansea is the Swansea Local 

Development Plan. The following policies were relevant to the consideration of the 
application: [PS1, PS2, PS3, IO1, ER2, ER8,ER9,  ER11, CV2, EU4, H1, T1, T2, T5, T6, 
SI1, SI6, SI8, HC3L, RP4, RP5, RP7, RP8, RP9]. 
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2 This consent is issued without prejudice to any other consents or easements that may be 

required by legislation in connection with the proposed development, including any 
consent required in regards to land drainage and the discharge of water onto any 3rd 
party land. 

 
3 Birds may be present in this building and grounds please note it is an offence under the 

Wildlife & Countryside Act 1981 (as amended) to intentionally (intentionally or recklessly 
for Schedule 1 birds) to: 

 - Kill, injure or take any wild bird 
 - Take, damage or destroy the nest of any wild bird while that nest in use or being 

built 
 - Take or destroy an egg of any wild bird 
 No works should be undertaken between 1st March and 31st August inclusive, unless a 

competent ecologist has undertaken a careful, detailed check for active birds' nests either 
in vegetation or buildings immediately before the vegetation is cleared and/or work 
commences on the building to ensure that no birds will be harmed and/or that there are 
appropriate measures in place to protect nesting bird interest on site. 

 
4 It is an offence under the Wildlife & Countryside Act 1981 (as amended) to intentionally 

(intentionally or recklessly for Schedule 1 birds) to: 
 - Kill, injure or take any wild bird 
 - Take, damage or destroy the nest of any wild bird while that nest is in use or being 

built 
 - Take or destroy an egg of any wild bird 
 You are advised that any clearance of trees, shrubs, scrub (including gorse and bramble) 

or empty buildings should not be undertaken during the bird nesting season, 1st March - 
31st August and that such action may result in an offence being committed. 

 
5 Informative note: In connection with Condition 11, noting the recorded shallow workings 

which underlie certain parts of the site, the applicant may wish to consider any 
implications posed by transient mine gas, which may be required to be considered under 
Building Regulations or any environmental legislation. 

 
6 The Developer must contact the Highway Management Group , The City and County of 

Swansea , Guildhall Offices, c/o The Civic Centre, Swansea SA13SN before carrying out 
any work . Please e-mail networkmanagement@swansea.gov.uk 

  
 Note 1: All highway works and other development related works to existing or proposed 

public highway are to be subject to an agreement under Section 278 and/or Section 38 of 
the Highways Act 1980.   All design and implementation will be at the expense of the 
developer. 

  
 Note 2: The applicant is advised that to discharge the Section 38 condition  that the local 

planning authority requires a copy of a completed agreement between the applicant and 
the local highway authority under Section 38 of the Highways Act 1980 or the constitution 
and details of a Private Management and Maintenance Company confirming funding, 
management and maintenance regimes 
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7 The archaeological work must be undertaken to the appropriate Standard and Guidance 
set by Chartered Institute for Archaeologists (CIfA), (www.archaeologists.net/codes/ifa) 
and it is recommended that it is carried out either by a CIfA Registered Organisation 

 (www.archaeologists.net/ro ) or an accredited Member. 
 

8 1 Construction Noise 
 The following restrictions should be applied to all works of demolition/ construction 
 carried out on the development site. All works and ancillary operations which are audible 
 at the site boundary shall be carried out only between the hours of 08.00 and 18.00 hours 
 on Mondays to Fridays and between the hours of 08.00 and 13.00 hours on Saturdays 
 and at no time on Sundays and Public Holidays and Bank Holidays. The Local Authority 
 has the power to impose the specified hours by service of an enforcement notice. Any 
 breaches of the conditions attached to such a notice will lead to formal action against the 
 person[s] named on said notice. 
 2 Smoke/ Burning of materials 
 No burning of any material to be undertaken on site. The Local Authority has the power to 
 enforce this requirement by service of an abatement notice. Any breaches of the 
 conditions attached to such a notice will lead to formal action against the person[s] 
 named 
 on said notice. 
 3 Dust Control 
 During construction work the developer shall operate all best practice to minimise dust 
 arisings or dust nuisance from the site. This includes dust and debris from vehicles 
 leaving the site. The Local Authority has the power to enforce this requirement by service 
 of an abatement notice. Any breaches of the conditions attached to such a notice will 
 lead to formal action against the person[s] named on said notice. 
 4 Lighting 
 During construction work the developer shall operate all best practice to minimise 
 nuisance to local residences from on site lighting. Due consideration should be taken of 
 the Institute of Lighting [www.ile.org.uk ] recommendations 
 

9 DCWW Advisory Notes: The applicant may need to apply to Dwr Cymru / Welsh Water 
for any connection to the public sewer under S106 of the Water industry Act 1991. If the 
connection to the public sewer network is either via a lateral drain (i.e. a drain which 
extends beyond the connecting property boundary) or via a new sewer (i.e. serves more 
than one property), it is now a mandatory requirement to first enter into a Section 104 
Adoption Agreement (Water Industry Act 1991). The design of the sewers and lateral 
drains must also conform to the Welsh Ministers Standards for Gravity Foul Sewers and 
Lateral Drains, and conform with the publication "Sewers for Adoption"- 7th Edition. 
Further information can be obtained via the Developer Services pages of 
www.dwrcymru.com. 

 

 The applicant is also advised that some public sewers and lateral drains may not be 
recorded on our maps of public sewers because they were originally privately owned and 
were transferred into public ownership by nature of the Water Industry (Schemes for 
Adoption of Private Sewers) Regulations 2011. The presence of such assets may affect 
the proposal. In order to assist us in dealing with the proposal the applicant may contact 
Dwr Cymru Welsh Water to establish the location and status of the apparatus. Under the 
Water Industry Act 1991 Dwr Cymru Welsh Water has rights of access to its apparatus at 
all times. 

http://www.archaeologists.net/ro
http://www.dwrcymru.com/
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10 Hedgehogs: 
 To avoid killing or injuring of hedgehogs it is best practice for any brash piles to be 

cleared by hand. Any trenches on site should be covered at night or be fitted with 
mammal ramps to ensure that any animals that enter can safely escape. Any open 
pipework with an outside diameter of greater than 120 mm must be covered at the end of 
each work day to prevent animals entering/becoming trapped.  

  
 It is also possible to provide enhancements for hedgehogs (and other wildlife), by making 

small holes within any boundary fencing such as that proposed to be erected on this site. 
This allows foraging hedgehogs to be able to pass freely throughout a site. See 
https://www.hedgehogstreet.org/hedgehog-friendly-fencing  

  
  Badgers 
 Badgers are protected under the Protection of Badgers Act 1992. It is an offence to 

wilfully kill,  injure or take a badger; to interfere with a sett by damaging or obstructing it 
or by disturbing a badger when it is occupying a badger sett, with intent or recklessly. If 
any evidence of badger use is encountered e.g. possible setts (these can be a single 
hole) work must stop immediately and  the advice of Natural Resources Wales sought 
before continuing with any work (01792 634960). 

  
 Reptiles may be present. All British reptiles are protected under Schedule 5 of the Wildlife 

and Countryside Act 1981 as amended. It makes it an offence to intentionally kill or injure 
adder, slow worm and common lizard. If the reptiles listed above are encountered work 
must cease immediately and the advice of Natural Resources Wales sought before 
continuing with any work (01792 634 960). 

  
 Dormice are protected under the Wildlife and Countryside Act 1981 (as amended) and 

the Conservation of Habitats and Species Regulations 2017. Consequently, it is an 
offence to intentionally or recklessly kill a dormouse, disturb a dormouse whilst it is 
occupying a resting place or breeding site 

 
 
 

https://www.hedgehogstreet.org/hedgehog-friendly-fencing
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Item 6 Application Number: 2018/2168/OUT 

 Ward: Llansamlet - Area 1 

Location: Land Off Felin Fran, Felin Fran, Birchgrove, Swansea,  
 

Proposal: Construction of up to 20 dwellings, new access road and replacement 
bridge (outline) 
 

Applicant: Mr Saunders  
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Background Information 
 
Site History 
App Number Proposal Status Decision Date  

2018/2168/OUT Construction of up to 20 
dwellings, new access 
road and replacement 
bridge (outline) 

PDE  
  

2017/1684/OUT Construction of 40 
dwellings, new access 
road and replacement 
bridge (outline) 

WDN 29.11.2017 
  

2018/1727/PRE PRE APP for construction 
of 31 dwellings, access 
road and replacement 
bridge 

MIXPR
E 

08.10.2018 
  

2018/2168/OUT Construction of up to 20 
dwellings, new access 
road and replacement 
bridge (outline) 

PDE  
  

2012/0861 Variation of condition 1 of 
planning permission 
2006/1156 granted 18th 
September 2007 to extend 
the time to commence 
work by a further 5 years 

WDN 13.06.2016 
  

2011/1041 Proposed access road to 
residential site pursuant to 
planning permission 
2006/1156 granted 18th 
September 2007 

APP 12.04.2012 
  

2010/0721 Residential development 
for 10 dwellings (outline) 

WDN 18.03.2011 
  

2007/2389 Residential development 
(outline) 

APP 29.04.2008 
  

2006/1156 Residential development 
comprising 26 detached 
and semi-detached 
dwelling houses with 
associated engineering 
works, highway 
improvements and 
replacement bridge. 

APP 21.09.2007 
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Background 
 
There is considerable planning history relating to this site, most recently an application for 40 
dwellings at the site was recommended for refusal for six reasons (planning ref: 
2017/1684/OUT).  The application was due to be reported to the planning committee on 5th 
December 2017 but was withdrawn by the applicant prior to being reported to the planning 
committee.  The current application seeks to address the previously recommended reasons for 
refusal. 
 
In terms of other planning history at the site, full planning permission was granted in 2007 under 
planning permission 2006/1156 for 26 dwellings including highway improvements and a 
replacement bridge. A subsequent full application for an amended access road (to the 
2006/1156 development) was approved in 2012 under Ref: 2011/1041. A further application 
(2012/0861) was submitted to renew the 2007 planning permission, but was later withdrawn.  
 
Whilst planning permission has previously been granted on this site, there are no extant 
planning permissions and this current planning application must be considered in light of up to 
date planning policies and guidance. 
 
The planning application is reported to the Planning Committee on the basis that the number of 
dwellings proposed meets the threshold specified within the Council's Constitution. 
 
Site Location 
 
The application site forms an irregular shaped parcel of land measuring some 1.38 hectares that 
extends from Walters Road along Felin Fran and widens to occupy the land located between the 
M4 Motorway embankment to the east and the freight railway embankment to the west. The 
main body of the site that diverts from Felin Fran has previously been cleared of vegetation, 
leaving re-colonised ground vegetation with an earth embankment and a small line of deciduous 
trees. 
 

Description of Development 
 

This is an outline planning application for up to 20 dwellings and replacement bridge with 
matters relating to "access" being considered under this application.  All other matters are 
reserved for future consideration.  The application originally proposed the development of 27 
dwellings on the site, but this number has now been reduced to 20 dwellings.  The application 
has been considered on the basis of the revised plans.  
 

Access to the site would be derived off Walters Road via a bridge spanning the Nant Bran, 
which is proposed to be replaced, the access would then follow the alignment of Felin Fran into 
the site before diverting to create a spine road that would meander through the site. Frontage 
development is proposed comprising of detached and semi-detached dwellings with the majority 
of dwellings facing a west/north-west direction towards the M4. 
 

The scale parameters for the semi-detached dwellings would be as follows: Width 6 - 8m, length 
7 -9m, ridge height 8 - 9m and eaves height 6 - 7m. The detached houses would have similar 
ridge and eaves heights to the semi-detached properties, but are proposed to be 8-10m wide 
and 6-8m deep.  The replacement bridge would have the following scale parameters: Width 5-
6m, length 2m-4m and height 2-3m. 
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Planning Policy 
 
Adopted Swansea Local Development Plan (2010-2025) 
 
The Swansea Local Development Plan is the extant development plan for the area. The 
following LDP Policies are considered to be relevant to the determination of this application: 
 
PS 2  Placemaking and Place Management - development should enhance the quality of 
places and spaces and should accord with relevant placemaking principles. 
 
IO 1 Supporting Infrastructure - development must be supported by appropriate infrastructure, 
facilities and other requirements considered necessary as part of the proposal. 
 
H 2  Affordable Housing Strategy - provision will be made to deliver a minimum 3,310 
affordable homes over the Plan period. 
 
H 3  Affordable Housing - sets the percentage of affordable housing provision required in the 
Strategic Housing Policy Zones, subject to consideration of financial viability..  
 
SI 1 Health and Wellbeing - health inequalities will be reduced and healthy lifestyles 
encouraged by complying with set criteria. 
 
SI 3 Education Facilities - Where residential development generates a requirement for school 
places, developers will be required to either: provide land and/or premises for new schools or 
make financial contributions towards providing new or improved school facilities.  Proposals for 
the development of new primary and secondary education must comply with specific criteria. 
 
SI 6  Provision of New Open Space -Open space provision will be sought for all residential 
development proposals in accordance with the policy principles, and in accordance with relevant 
criteria relating to design and landscaping principles.  The quantity, quality and location of the 
open space contribution required will be determined against the most recent Open Space 
Assessment and Open Space Strategy. 
 
SI 8 Community Safety - development must be designed to promote safe and secure 
communities and minimise the opportunity for crime in accordance with specified policy 
principles. 
 
ER 1  Climate Change - To mitigate against the effects of climate change, adapt to its impacts, 
and to ensure resilience, development proposals should take into account the climate change 
principles specified in the policy. 
 
ER 2 Strategic Green Infrastructure Network - Green infrastructure will be provided through the 
protection and enhancement of existing green spaces that afford valuable ecosystem services.   
Development that compromises the integrity of such green spaces, and therefore that of the 
overall green infrastructure network, will not be permitted. Development will be required to take 
opportunities to maintain and enhance the extent, quality and connectivity of the County's multi-
functional green infrastructure network in accordance with the green infrastructure principles set 
out in the policy. 
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ER 6 Designated Sites of Ecological Importance - Development will not be permitted that would 
result in a likely significant adverse effect on the integrity of international and national 
designated sites, except in the circumstances specified in relevant legislation.  
 
Development that would adversely affect locally designated sites should maintain and enhance 
the nature conservation interest of the site.  Where this cannot be achieved development will 
only be permitted where it can be demonstrated that specified policy criteria are met. 
 
ER 8  Habitats and Species - Development proposals that would have a significant adverse 
effect on the resilience of protected habitats and species will only be permitted where they meet 
specific criteria.  
 
ER 9 Ecological Networks and Features of Importance for Biodiversity - Development 
proposals will be expected to maintain, protect and enhance ecological networks and features of 
importance for biodiversity.  Particular importance will be given to maintaining and enhancing 
the connectivity of ecological network. Development that could have an adverse effect on such 
networks and features will only be permitted where meet specific criteria are met. 
 
ER 11 Trees, Hedgerows and Development - Development that would adversely affect trees, 
woodlands and hedgerows of public amenity, natural/cultural heritage value, or that provide 
important ecosystem services will not normally be permitted.  Ancient Woodland, Ancient 
Woodland Sites, Ancient and Veteran trees merit specific protection and development that 
would result in specified outcomes will not normally be permitted.  
 
Where necessary a tree survey; arboricultural impact assessment; an arboricultural method 
statement; tree protection plan and/or scheme for tree replacement, including details of planting 
and aftercare will be required in support of a planning application. 
 
T 1  Transport Measures and Infrastructure - Development must be supported by appropriate 
transport measures and infrastructure and dependant the nature, scale and siting of the 
proposal, meet specified requirements.  Development that would have an unacceptable impact 
on the safe and efficient operation of the transport network will not be permitted. 
 
T 2 Active Travel - Development must take opportunities to enhance walking and cycling 
access either by incorporation within the site, and/or making financial contributions towards the 
delivery off site of specific measures, as specified in the policy.  Developments must not have a 
significant adverse impact on existing active travel routes as specified in the policy.  
 
T 5  Design Principles for Transport Measures and Infrastructure - provides design criteria 
that the design of the new development, including supporting transport measures/infrastructure 
must adhere to.  
 
T 6  Parking - proposals must be served by appropriate parking provision, in accordance with 
maximum parking standards, and consider the requirements for cycles, cars, motorcycles and 
service vehicles. In those instances where adequate parking cannot be provided on site, or is 
judged not to be appropriate, the developer will be required to provide a financial contribution 
towards alternative transport measures where appropriate. 
The provision of secure cycle parking and associated facilities will be sought in all major 
development schemes. 
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Proposals on existing car parks that would reduce parking provision will not be permitted where 
the loss of the parking facility would result in outcomes specified in the policy. 
 
EU4  Public Utilities and New Development - development will be permitted where the utility 
infrastructure is adequate to meet the needs of the development. 
 
Development that requires new or improved utility infrastructure will be permitted where it can 
be satisfactorily demonstrated that the developer will make an appropriate contribution to secure 
the provision of the infrastructure. 
 
RP 1 Safeguarding and Public Health and Natural Resources - development that would result 
in significant risk to life; human health and wellbeing; property; controlled waters; or the historic 
and natural environment, especially European  designated sites, will not be permitted, 
particularly in respect of the specified potential risks. 
 
RP 2  Noise Pollution - Where development could lead to exposure to a source of noise 
pollution it must be demonstrated that appropriate mitigation measures will be implemented, and 
incorporated into the design of the development to minimise the effects on existing and future 
occupants. Noise sensitive development will not be permitted unless effective mitigation will 
prevent exposure to existing noise generating uses.  Development that would lead to an 
increase in environmental noise at a NAPPA or would have an unacceptable impact on a Quiet 
Area will not be permitted.   
 
RP 4 Water Pollution and the Protection of Water Resources - development that compromises 
the quality of the water environment, or does not comply with good water resource 
management, will not be permitted. Development proposals must make efficient use of water 
resources and, where appropriate, contribute towards improvements to water quality. 
Sustainable drainage systems (SuDS) must be implemented wherever they would be effective 
and practicable.  Water courses will be safeguarded through green corridors/riparian buffers.  
Development proposals that would have a significant adverse impact on biodiversity, fisheries, 
public access or water related recreation use of water resources, will not be permitted. 
 
RP 5 Avoidance of Flood Risk - In order to avoid the risk of flooding, development will only be 
permitted in line with Policy principles. 
 
RP6  Land Contamination - development proposals on land where there is a risk from actual or 
potential contamination or landfill gas will not be permitted unless it can be demonstrated that 
measures can be taken to satisfactorily overcome any significant risk to life, human health, 
property, controlled waters, or the natural and historic environment. 
 
The following supplementary planning guidance documents are also relevant to the 
determination of this application: 
 
Places to Live - Residential Design Guide (adopted 2014) 
Planning Obligations (adopted 2010) 
City and County of Swansea Parking Standards (adopted 2012) 
The Protection of Trees on Development Sites (adopted 2016) 
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Consultations: 
 
Placemaking: 
 
Previous placemaking and design comments have been provided on this outline application in 
September 2019 and prior to this, in November 2018. 
 
The scheme layout is an improvement on the previous iteration, however, the in principle 
objection to the development of the site for residential use remains, given the isolated nature of 
the site and the poor local linkages which will result in a car dependent scheme which goes 
against national policy objectives, for this reason the scheme cannot be supported from a 
placemaking and design perspective. 
 
Highways: 
 
A Transport Statement has been submitted in support of the Planning application (as previously 
advised). In the main the document is accepted but the links to local amenities still remain poor. 
 
The site does contain one shared use path of 3m width (for shared walking/cycling) but once 
any resident meets Walters Road then the facilities are limited. The applicant has not been able 
to provide any notable enhancements to existing bus services nor pedestrian access to them. 
As raised previously this is of concern and reduces down viable options for travel other than a 
car. It is noted that the CCS Urban design team has also raised an objection of the grounds of 
accessibility. 
 
Traffic movements are estimated at 17 vehicular trips in the morning peak and 18 vehicular trips 
in the afternoon peak hour and this takes into account the sites accessibility and mixture of 
units.  The site will also forecast to generate pedestrian, cycling, car sharing and public transport 
trips. 
 
Section 106 contributions 
 
In terms of car movements the site is considered adequate but under the SPG on section 106 
agreements a contribution will be sought towards enhancements to walking/cycling/and public 
transport access. For 28 units at this site then this equates to £30,000. The money will be used 
to enhance road safety measures and accessibility for pedestrians/cyclists and access to public 
transport. This money will be in addition to any infrastructure works that are required for the new 
bridge/access/road. 
 
Layout 
 
Felin Fran is adopted highway and the scheme will require a new bridge to be constructed prior 
to any works commencing on site. The new road will incorporate the existing road into it. The 
internal road will need to be laid out to current design guidance. It is not clear if the road is to be 
offered up for adoption (beyond the existing limit) or whether it will remain privately maintained. 
The access works and new bridge will need to be done under Section 278/38 Agreements with 
the Highway Authority. 
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Following refusal of the previous planning application then negotiations had been undertaken 
with regard to improving the pedestrian accessibility of the site by providing a footway link 
alongside Walters Road towards Lon Las school. This has not been included in the current 
submission. Part of the land required is designated as adopted highway (waste) as such it would 
be available to provide partial footway links. 
 
Autotrack runs will need to be submitted to show that the site can be adequately serviced by a 
refuse or emergency vehicle. A hammerhead has been included to facilitate this movement but 
it is not clear if it is to adoptable standards. In addition as the plan is only 2D then no gradients 
have been indicated. In order for a scheme to be adopted then suitable gradients and 
appropriate drainage will have to demonstrated. 
 
A new bridge is indicated and full design details (drawings/calculations) will be required together 
with a third party design check for approval by CCS. 
 
Parking 
 
In terms of parking CCS parking standards is the relevant SPG. It appears that 2 parking spaces 
are available per plot. The house sizes are not indicated but it has been stated previously that 
the remote nature of site would not qualify for any parking reduction of the grounds of 
accessibility. Therefore the dwellings would need to be restricted to two bedroom each, else the 
site would not comply with the parking standards. No visitor parking has been shown but from 
the proposed layout and geometry it is likely that this could be accommodated on street. 
 
Conclusions 
 
In principle the site is suitable for residential development subject to the comments made above 
being noted and the following conditions applied: 
 
Recommendations 
 
I recommend that no highway objections are raised to the proposal subject to: 
 
1. No development shall be commenced until details of the proposed arrangements for future 
management and maintenance of the proposed streets within the development have been 
submitted to and approved by the local planning authority. [The streets shall thereafter be 
maintained in accordance with the approved management and maintenance details until such 
time as an agreement has been entered into under section 38 of the Highways Act 1980 or a 
private management and maintenance company has been established]. 
 
2. Permitted development rights being removed with respect to the garages. 
 
3. All front boundaries to be kept below 1m in the interests of visibility. 
 
4. The site access will need to be constructed to Highways Authority Standards and 
Specification under a Section 278 Agreement with the Highways Authority. The section 278 
agreement shall include the submission of a Construction Traffic Management plan for approval 
by the HA. 
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5. The applicant be required to submit a Travel Plan for approval within 12 months of consent 
and that the Travel Plan be implemented prior to any works commencing on site. 
 
6. The submission of full calculations and drawings for the new bridge, together with an 
independent third party design check to be submitted for approval to the Highway Authority. The 
bridge shall be constructed prior to any works commencing on the site. 
 
7. The dwellings being restricted to 2 bed units each in the interests of highway safety. 
 
8. The inclusion of one shared use width footway throughout the length of the site (minimum 
3m) to allow shared cycle/pedestrian usage. 
 
9. The development shall not be commenced until a scheme for pedestrian improvements along 
Walters Road have been submitted to and agreed in writing by the LPA,. These should include 
and not be restricted to : 
 
a) The completion of a new 2m footway from the access to Felin Fran along Walters road (under 
the railway bridge) to tie in with the exiting footway on Walters road (a distance of 100m). Works 
to be completed under a Section 278 agreement with the Highway Authority. 
 
10. A Stage 1 Road safety audit being submitted with any subsequent reserved maters 
application, the document should cover the access and also the internal layout of the site. 
 
Drainage and Coastal Management: 
 
Based on the revised Felin Fran Development, Llansamlet, Swansea Drainage Report Rev E, 
no objection, subject to conditions. 
 
Environment Officer: 
 
Condition recommended in relation to the provision of a scheme for eradication of Japanese 
knotweed. 
 

Education Department: 
 

Primary: No request for the English Medium primary (Trallwn) and no request for a contribution 
towards the Welsh medium primary school (Y.G.G. Lon Las), due to the spaces available at the 
school. 
 

Secondary: the full generated amount of £67,236.00 plus indexation towards Cefn Hengoed for 
secondary provision. Due to the very limited capacity and business continuity issues in parts of 
the school. There is no request for a contribution towards the Welsh medium secondary school 
(Y.G. Bryntawe). 
 

Tree Officer: 
 

Subject to the suggested changes being made to the drainage plan I withdraw my objection.  To 
ensure the retained trees are protected during construction please could you append the 
following condition. Please also include a landscaping condition to ensure trees removed are 
mitigated. 
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Pollution Control Division: 
 
No objection subject to conditions in relation to: noise mitigation (as a result of the proximity of 
the M4), air quality mitigation, land contamination and informative notes. 
 
Housing: 
 
In response to the planning consult for 2018/2168,  land at Felin Fran, Birchgrove, I can confirm 
that the Housing Service will require the provision of 15% affordable housing in line with LDP 
proposals. 
 
We ask that the AH units include a range of DQR compliant, house types/sizes, social rented 
tenure to be transferred to a Registered Social Landlord/Council (to be determined/negotiated). 
The design and specification of the affordable units should be of equivalent quality to those used 
in the Open Market Units.   
 
Planning Ecologist: 
 
No objection subject to conditions in respect of the following matters: retention of trees with bat 
roost potential; mitigation in accordance with the Dormouse Preliminary Assessment; reptile 
mitigation; hedgehog mitigation; lighting plan; landscaping; construction environment 
management plan; invasive species survey; and ecological enhancement. 
 
Parks Department: 
 
1. Public Open Space - A large area of open space is proposed within the site which we have no 
objections to, but if we are required to adopt any POS a commuted sum will be required from 
the developer for any future maintenance. 
 
2. Outdoor Play - The addition of play provision in this area would be acceptable to the Parks 
Service due to current level of such provisions within the locality, we would however require 
further details of the design and layout of the proposed facility and details of the supplying 
manufacturer prior to approval.  
 
Following a recent inspection the majority of the play equipment in Tregof has been deemed 
either end of life and u/s or will require replacing in the near future, we have started replacing 
the u/s equipment through funding from one of the local Councillors but there is only so much 
that they can contribute towards. 
 
I propose we ask for a financial contribution of £10k for the replacement of the Infant Multiplay 
Unit and a set of swings. 
 
Cadw: 
 
Due to intervening natural topography, vegetation and buildings none of the nearby scheduled 
monuments are likely to be inter-visible with the proposal. And it is unlikely there will be any 
effect on the settings of any scheduled monuments. We therefore have no comments to make. 
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Welsh Government Department for Economy and Infrastructure: 
 
No objection.   Request the following notes should be brought to the applicant's attention 
 
- Should any noise mitigation measures be deemed necessary, these shall be for the 
 applicant to incorporate into the design at their cost.  
 
- No works shall be undertaken which could in any way affect the stability of the trunk road 

embankment. For any excavations, detailed design drawings and calculations shall be 
prepared by a competent Geotechnical consultant in accordance with DMRB HD 22/08 - 
"Managing Geotechnical Risk".  

 
- There shall be no interference with the trunk road highway infrastructure including the 

boundary fence and existing trunk road soft estate.  
 
- No drainage from the development site shall be connected to or allowed to discharge into 

the trunk road highway drainage system. 
 
- The applicant should satisfy themselves with regard to any requirement for a Road 

Restraint Risk Assessment Process (RRRAP) or risk assessment that relates to proximity 
of the amenity space to the M4 highway.  

 
Dwr Cymru Welsh Water (DCWW): 
 
Proposals to discharge surface water flows into the adjacent stream at a controlled rate limited 
to greenfield runoff 
 
The development is situated outside the protection zones of the 15" surface water sewer, 12" 
combined sewer and 380mm overflow, measured 3 metres either side of the centreline, as 
shown on the attached Statutory Public Sewer Record. 
 
No problems are envisaged with the Waste Water Treatment Works for the treatment of 
domestic discharges from this site. 
 
Conditions and advisory notes recommended. 
 
Health and Safety Executive (HSE): 
 
HSE does not advise, on safety grounds, against the granting of planning permission in this 
case. 
 
Natural Resources Wales (NRW): 
 
We recommend that your Authority should only grant planning permission if you attach the 
following conditions. These conditions would address significant concerns that we have 
identified, and we would not object provided you attach them to the planning permission 
 
Condition: Provision of a Preliminary Risk Assessment (PRA) and other land contamination 
conditions.  
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Condition: Provision of a Construction Environmental Management Plan (CEMP) / Pollution 
Prevention Plan (PPP). 
 
Neighbour comments: 
 
The application was advertised by a press notice, site notice and four neighbours were 
consulted. 
 
One letter of objection has been received from "Existing Residence of Felin Fran".  The letter 
explains the following concerns: 
 
1. Isolated location away from facilities and services and lack of safe and accessible 

pedestrian and cycle links. 
2. Separation distances between dwellings and mature trees 
3. The high pressure gas main presents a significant risk to the lives of future occupiers and 

existing occupiers on Felin Fran. 
4. The M4 will have a detrimental impact upon the health of the future occupiers of the 

development from noise disturbance and air quality related health problems. 
5. Part of the site is still a flood plain and flooded in October 2018. 
6. Significant impact upon the ecology of the area.  There are protected species on the land 

and the land is infested with Japanese knotweed. 
 
APPRAISAL 
 
Main Issues 
 
The main issues are the principle of the proposed development in this location, the impacts 
upon the character and appearance of the area, the impacts upon the residential amenity of 
existing and future occupiers, the impacts upon highway safety, health and safety 
considerations given the proximity of the high pressure pipeline that runs through the site, the 
consideration of the consequences of flooding at the site and the impacts of the development on 
nature conservation interests.  There are considered to be no additional issues arising from the 
provisions of the Human Rights Act. 
 
As this is a major development the application has been accompanied by a Pre-application 
Consultation (PAC) report. This report has been carried out in accordance with statutory 
requirements set out within the Town and Country Planning (Development Management 
Procedure) (Wales) Order 2012 (as amended). The issues raised by statutory consultees and 
local residents have been addressed within the PAC report and are considered further within 
this report. 
 
Principle of Development 
 
The broad principle of the development must be considered in light of the above Policies and 
the relevant national planning policies set out within PPW as well as taking into account the 
requirements of the Well-Being of Future Generations (Wales) Act 2015 (WBFG). The planning 
policy requirements have moved on since the past approvals. There is now an emphasis on 
placemaking, active travel and community cohesion at the national and local level.  These 
requirements are now set out within the Policies of the LDP. 
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When the previous application for 40 dwellings was considered it was recommended for refusal 
for, amongst other things, the isolated nature of the site and the lack of safe and accessible 
pedestrians and cycle links.  There was a concern that the proposal would therefore be car 
dependant and this would be at odds with the principles of sustainable placemaking, active 
travel and well-being. 
 

Since the previous application was considered, the LDP has been adopted.  Policy PS2 requires 
the design, layout and orientation of developments to provide attractive, legible, healthy, 
accessible and safe environments.  Developments should also create or enhance opportunities 
for Active Travel and greater use of public transport.  This is supported by Policies T1 which 
requires, amongst other things, that developments will provide safe and efficient access to the 
transport network and ensure developments within the urban area are located a walkable 
distance to a public transport access point on a route with a high frequency service.  Policy T2, 
which refers to Active Travel provision, states that developments must take opportunities to 
enhance walking and cycling access or make contributions to off-site delivery, as appropriate. 
 

This approach is consistent with the advice in Planning Policy Wales which requires that new 
development is consistent with minimising the need to travel and emphasises that land use 
planning can help to achieve Welsh Government's objectives for transportation through, 
amongst other things, reducing the need to travel, especially by private car, by locating 
development where there is good access by walking, cycling and public transport. 
 

This ties in with the Council's requirement to take account of the Active Travel (Wales) Act 2013 
which aims to make walking and cycling the most attractive option for shorter journeys, in 
particular, everyday journeys such as to and from a workplace or education establishment or in 
order to access health, leisure or other services or facilities. 
 

The only access to the site is from the south off Heol Las/ Walters Road and the active travel 
links (walking and cycling) in both directions to Birchgrove and Llansamlet must pass under the 
bridges of the M4 and railway. This gives the site an isolated character, with limited active 
frontage and the active travel routes using the bridges are hostile and not conducive to walking 
and cycling. Passage under the railway bridge is especially constrained by the narrowness of 
the footway, which would be difficult to use for those in wheelchairs or pushing prams. 
 

The isolated location of the development does weigh against the proposal, however, there are 
bus stops within walking distance of the site, which are served by services to Swansea, the 
Swansea Enterprise Park and Morriston hospital.  The applicant has also investigated providing 
a twice daily hail and ride bus service within the site that would travel to Neath via Birchgrove, 
Skewen and Neath Abbey.  More importantly, the site lies adjacent to the Swansea Vale 
strategic mixed use strategic site under Policy SD I, this means that within the plan period the 
site should be located in close proximity to new residential and commercial areas.  This will 
serve to assimilate the development with the regeneration at Swansea Vale and will improve 
transport links to the Swansea Enterprise Park and the Welsh primary school, Ysgol Gynradd 
Gymraeg Lon Las.  Highways have requested a developer contribution in order to improve 
highway safety/active travel in the locality of the application site (discussed further below) and 
this would further improve highway safety and/or active travel connections in the locality.   
 

Taking this into consideration, it is considered that despite its relatively isolated location, on 
balance, it is considered that the site is not so inherently unsustainable that planning permission 
should be refused for this reason.  It is therefore considered, on balance, that the residential use 
of the site would not fundamentally conflict with LDP Policies.   
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Design and Layout / Visual Amenity 
 
The layout has been amended to address the concerns with the previous application in respect 
of the poor street structure as well as taking into consideration the comments of the Council's 
placemaking officer on this current application. 
 
Whilst layout is a reserved matters the access to the site falls to be considered under this 
application.  The development would be arranged one side of a single spine street that would 
run through the site and connect with the existing adopted road on Felin Fran in the southern 
part of the site.  No housing is proposed on the eastern side of the site due to the constraints 
imposed by the underground high pressure gas main that occupies this area, which is indicated 
to be used as an open space/amenity area.  The trees in this area would be retained and will 
provide a buffer to the M4.  
 
The development comprises a simple linear design with detached and semi-detached properties 
with parking mainly located to the sides of the dwellings.  Where parking is located on site 
frontages (plots 14, 15 and 16) this would not dominate the street scene.  The indicative layout 
is therefore considered to be broadly acceptable.     
 
The "appearance" of the development is not being considered at this stage, however, the 
indicative scale parameters submitted are considered to be acceptable.  The final scale and 
design of the dwellings will need have regard to the local context as required by LDP Policy 
PS2. 
 

Overall, therefore, the submitted details are considered to be acceptable to demonstrate that, in 
principle, the site can be developed in a manner that would not result in any significant harm 
upon the visual qualities of the area.  On this basis it is considered that the development would 
not conflict with LDP Policy PS2 or the residential design guide SPG. 
 

Residential Amenity 
 

The reduction in the numbers of dwellings at the site to 20 dwellings has loosened up the layout 
which has allowed increased separation distances to the tree lined embankment to the west of 
the site.  There was a concern with the previous application that the trees on the embankment 
would have resulted in an overbearing impact upon the future occupiers.  It is considered that 
the amended scheme has addressed this concern.  
 

The development would not be sited in close proximity to existing properties and would not, 
therefore, result in any significant overbearing, overlooking or overshadowing impacts upon 
existing occupiers on Felin Fran. 
 

The proximity of the site to noise from the motorway and the railway line represent a significant 
constraint to the development of the site. When at the site the noise from traffic on the motorway 
is clearly audible.  The previous application was recommended for refusal on the basis that the 
applicant had failed to demonstrate that the development would not result in significant noise 
impacts upon the future occupiers of the development.  
 

In order to seek to address this constraint, the application has been accompanied by an 
acoustic report produced by Acoustic & Noise Limited.  The report has been informed by 
acoustic modelling which allows for the investigation of noise emissions in complex or large 
outdoor environments. 
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In order to mitigate the noise impacts of the M4 upon the future occupiers of the development 
the report recommends the provision of an acoustic barrier (an earth bund or acoustic fence or a 
combination of both with a minimum height of 3m) on the eastern side of the development and 
around the northernmost plot (plot 20).  In addition, there are specific requirements in respect of 
the window units (glazing and trickle vents) for the front elevations of the all plots and the rear 
elevation of the northernmost plot. 
 
Even with the mitigation proposed, the outdoor noise levels for plot 20 (referred to as plot 27 
within the acoustic report) would exceed the relevant criteria, however, on the basis that over 
50% of the garden area would be below the upper design criteria which BS 8233 (Guidance on 
Sound Insulation and Noise Reduction for Buildings) states would be acceptable in noisier 
environments, on balance this is considered to be acceptable. 
 
The Council's Pollution Control division have reviewed the acoustic report and have offered no 
objection to the proposals on noise grounds subject to conditions requiring the implementation 
of the mitigation measures set out within the acoustic report.  Such requirements are considered 
to be necessary to make the development acceptable in the interests of protecting the living 
conditions of the future occupiers. 
 
In relation to air quality, the application was previously recommended for refusal on the basis 
that insufficient information had been submitted to assess the air quality impacts of siting the 
development in such close proximity to the M4. 
 
In order to try to address this issue the application has been accompanied by an air quality 
assessment produced by DustscanAQ.    
 
The application site is not located within or close to an air quality management area. The 
assessment indicates the development is predicted to have a 'Low to Medium Risk' of creating 
nuisance and/or loss of amenity due to dust.  It further indicates the risk of dust nuisance can be 
mitigated by implementing mitigation measures. 
 
The assessment considers that due to the small-scale increase in the number of total 
development traffic and the existing low background concentrations, there would be a negligible 
impact upon local air quality.  
 
In terms of the health of the future occupiers dispersion modelling has been undertaken and 
indicates the concentrations of NO2 (sulphur dioxide), PM10 (particulate matter 10 micrometers 
or less in diameter) and PM2.5 (particulate matter 2.5 micrometers or less in diameter) are all 
below the relevant AQO (air quality objectives) for the proposed development. 
 
The Pollution Control Division have reviewed the air quality assessment and have not objected 
to the development on air quality grounds subject to mitigation measures for the construction 
phase which can be addressed through a planning condition requiring the submission of a 
comprehensive construction management plan. 
 
In view of the foregoing it is considered that the proposed development would not result in any 
significant impacts upon the living condition of existing occupiers on Felin Fran or the future 
occupiers of the proposed development.  In this respect the proposed development would 
accord with LDP Polices PS2, SI1, RP1 and RP2.  
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Access and Highway Safety 
 
In order to develop the site it is proposed to replace the existing weight restricted bridge, 
however, no details have been provided for the bridge at this stage. Highways have confirmed 
that full design details (drawings/calculations) will be required together with a third party design 
check for approval.  This matter can be agreed by a planning condition. 
 
The application has been supported by a Transport Statement produced by LvW Highways.  
The transport statement has been produced for a development of 31 dwellings (and therefore 
overestimates the traffic movements for the proposed development of 20 dwellings) and notes 
that traffic movements are estimated at 17 vehicular trips in the morning peak and 18 vehicular 
trips in the afternoon peak hour.  The site will also generate pedestrian, cycling, car sharing and 
public transport trips. 
 
Highways have noted that autotrack runs will need to be submitted to show that the site can be 
adequately serviced by a refuse or emergency vehicle. A hammerhead has been included to 
facilitate this movement but it is not clear if this is to adoptable standards. In addition Highways 
have requested  road gradients to be submitted, these matters can be agreed by a planning 
condition. 
 
The parking provision for the development will need to accord with the adopted parking 
standards as required by Policy T6.  The layout indicates that the majority of the dwellings would 
benefit for three parking spaces and where two spaces are indicated there is sufficient room to 
provide additional parking.  The provision of satisfactory parking provision can be agreed at the 
reserved matters stage. 
  
Highways have requested a developer contribution of £30,000 in order to provide highway 
safety and/or active travel improvements in the locality.  It is considered the provision of this 
contribution would serve to mitigate the highway safety impacts of the development and would 
serve to provide improvements in the locality in order to address concerns raised regarding the 
isolated character of the site in relation to active travel.  On this basis the contribution request is 
therefore considered to be justified.   
 
Highways have offered no objection to the planning application and have recommended 
conditions in respect of the following matters: future management of the roads; front boundaries 
to be below 1m; the requirement to enter into a Section 278 Agreement with the highway 
authority; the dwellings being restricted to 2 bed units each in the interests of highway safety; 
the provision of a travel plan; full calculations for the bridge together with an independent design 
check; the inclusion of a shared use footway through the site (3m minimum); the provision of a 
new footway from the access to Felin Fran under the railway bridge to connect with  Walters 
Road; the reserved matters application to be accompanied by a Stage 1 Road Safety Audit. 
 
The above requirements are, for the most part considered to be necessary in the interests of 
highways safety.  However, the requirement for the applicant to enter into a 278 agreement is 
dealt with under separate legislation and this will be added as an informative note.  It will not be 
necessary to restrict the dwellings to be 2 bedroom only as parking provision will be considered 
at the reserved matters stage.  The provision of a new footway some 100m in length under the 
railway bridge would, it is considered, be too onerous for a development of 20 dwellings.  
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The provision of a road safety audit is not considered to be necessary to make a judgement on 
the general acceptability of the proposed development in highway safety terms.  Similarly the 
provision of a travel plan is not considered to be necessary for a residential development of this 
scale.  It is not considered necessary to secure the provision of a 3m shared use footway as 
there is a pinch point along Felin Fran which will prevent a continuous 3m shared use link with 
Walters Road.  
  
Overall, therefore, subject to conditions it is considered that the proposed development would 
be acceptable in relation to its impacts upon highway safety and would therefore comply with 
LDP Policies PS2, T1, T5, T6 and the 'Swansea Parking Standards' SPG. 
 
Ecology and Trees 
 
The application site includes part of the Cwmrhydyceirw to Birchgrove Railway SINC and is 
adjacent to the M4 Corridor SINC. 
 
The application has been accompanied by an Extended Phase 1 Habitat Survey.  This has been 
updated following comments from NRW and the Council's ecologist.  A Preliminary Assessment 
for Hazel Dormouse has also been submitted. 
 
Large parts of the site have been cleared in the past two years but these areas have now re-
vegetated with species typical on disturbed ground.  The key features on the site are the tree 
lined embankment on the western side.  There is a hedge-bank and ditch running across the 
site with some sessile oak trees growing from it.  There are areas of Japanese knotweed within 
the site. 
 
The Extended Phase 1 Habitat Survey found no evidence of protected species at the site, 
however, the line of oaks at the start of the site has potential bat roosts, with cracks, holes and 
lifted bark.  These trees are proposed to be retained within the development. 
 
NRW has reviewed the ecology reports and made recommendations in respect of the mitigation 
works recommended within the reports including the retention of boundary vegetation and the 
row of oaks with bat potential.  These matters can be secured by conditions. 
 
The Council's planning ecologist has noted that the proposed development would take place 
within part of a SINC and would therefore result in a loss of SINC habitat.  LDP Policy ER 6 
states that development that would adversely affect locally designated sites of nature 
conservation importance should maintain and enhance the nature conservation interest of the 
site. Where this cannot be achieved development will only be permitted where it can be 
demonstrated that: 
  
i. The need for the development outweighs the need to protect the site for nature conservation 
purposes;  
ii. There is no satisfactory alternative location for the development that avoids nature 
conservation impacts; and  
iii. Any unacceptable harm is kept to a minimum by effective avoidance measures and 
mitigation, or where this is not feasible compensatory measures must be put in place to ensure 
that there is no overall reduction in the nature conservation value of the area.  
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In respect of the requirements under ER6, it is noteworthy the important ecological features 
within the site, discussed above, are proposed to be retained.  The loss of SINC habitat can be 
mitigated through enhancement of the area which is proposed to be retained on the eastern side 
of the new access road as an open space/amenity area.  This requirement, together with other 
ecological requirements in terms of lighting, Japanese knotweed, bat, reptile and dormouse 
mitigation can be secured through a condition for the provision of an environmental 
management plan which, it is considered, would provide mitigation for the loss of habitat and 
has the potential to result in an enhancement to the SINC.   
 
The application has been supported by a tree survey prepared by RTAC.  The Council's tree 
officer has reviewed the document and has offered no objection to the removal of trees 
identified to be removed within the survey, subject to mitigation planting, which can be dealt with 
by a condition, however, it is noted that suitable areas are limited due to the gas main 
easement.  The tree officer has noted the tree protection plan submitted with the application 
does not provide sufficient information to successfully protect the trees as such it is 
recommended a comprehensive tree protection plan is required by a condition.  As 
"landscaping" is a reserved matter, it will not be necessary to include a condition requiring 
landscaping details.  
 
On this basis it is considered that the proposed development would not conflict with LDP 
Policies ER2, ER6, ER8 and ER9.  
 
Flood Risk and Drainage 
 
NRW has confirmed that part of the site is located within a flood zone C2 defined by the 
development advice maps referred to under TAN15 Development and Flood Risk. The proposed 
residential use of the site is classed as highly vulnerable development. NRW flood maps, which 
are updated on a quarterly basis, indicate that part of the access road within the site and the 
junction with Walters Road are at risk of flooding during the 1% annual probability event. TAN 
15 sets out a precautionary framework and directs new development away from areas that are 
at a high risk of flooding. 
 
The previous application was recommended for refusal on the basis that insufficient information 
had been submitted to demonstrate that the consequences of flooding at the site are acceptable 
or can be managed or mitigated to an acceptable level. Moreover the applicant had not provided 
sufficient information to demonstrate that surface water can be effectively disposed of from the 
site without resulting in adverse environmental impacts including flooding within the site or 
elsewhere. 
 
In terms of justification for the development, developments within flood zones must be justified 
under the tests set out in Section 6 of TAN15. The development is not part of a local authority 
regeneration initiative or a local strategy required to sustain an existing settlement and is not 
necessary to contribute to key employment objectives to sustain an existing settlement. 
Importantly the site does not meet the definition of previously developed land. 
 
In order to seek to address the above reasons for refusal the application has been accompanied 
by a Flood Consequences Assessment Report (FCA) and Drainage Report, prepared by Francis 
Sant Ltd.  An Emergency Flood Plan has also been submitted, prepared by JBA Consulting. 
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In this respect, the submitted FCA demonstrates that the location of the proposed dwellings is 
located outside the flood zone and therefore may be justified, in principle, under TAN15, as such 
the main consideration in relation to flood risk is the potential consequences associated with 
flooding to the access to the site. 
 
NRW has reviewed the these documents and have advised that the access to the site does not 
comply with Table A1.15 in TAN15. 
 
Where Felin Fran meets Walter Road the existing access road has been shown to flood in both 
the 1% (1 in 100 year) event and the 0.1% (1 in 1000 year) event.   
 
The flooding reports indicate there is a low point on Felin Fran, just north of the Nant Bran 
crossing where maximum depths during the 1% AEP plus climate change and 0.1% AEP event 
maximum depths are 700mm and 1.06m respectively.  Generally, however, maximum depths 
along the highway at the junction are 150mm and 400 mm respectively for the design events. 
  
In terms of the duration of the flood events, the flooding reports indicate that for the 1% AEP 
event plus climate change, flooding to the highway begins 2 hours into the modelled flood event 
with localised shallow flooding across Felin Fran. Shallow flooding to Walters Road to the west 
of its junction with Felin Fran starts flooding at 2 hours 30 minutes into the event with all areas 
accessible to vehicles and pedestrians at this time (<150mm). When 3.5 hours into the event, 
flood depths exceed those deemed suitable for pedestrians and vehicles. Flood water starts to 
recede after 4.5 hours, with the area almost entirely drained and passable by pedestrians and 
vehicles after 5.5 hours. The reports note the total duration of flooding would be 3.5 hours. It is 
considered that emergency vehicles will only have approximately 2 hours between hours 3.5 
and 5.5 when flood water present a challenge to access the site. 
 
For the 0.1% AEP event, the Felin Fran becomes impassable by hour 2.5. Maximum flood 
depths of 1.05m are experienced at hour 3.5 of the design flood event. However, due to the 
flashy nature of the catchment, the road is fully accessible 6.75 hours into the event when flood 
depths are no greater than 150mm. It is considered that emergency vehicles will only have 
approximately 4 hours between hours 2.5 and 6.5 when flood water would present a challenge 
to access the site. 
 
The reports demonstrate the flood risk would affect part of the access only, the area of the 
proposed dwellings would be unaffected.  In relation to the consequences of flooding the reports 
consider emergency vehicles will have approximately 2 hours for the 1% AEP event and 4 hours 
for the 0.1% AEP event when flood water would present a challenge to access along Felin Fran.  
This is an existing situation for residents on Felin Fran, however, the provision of a further 20 
dwellings accessed of Felin Fran will mean that additional residents will not be able to access 
their property or will be unable to exit Felin Fran during these extreme flood events.  This 
impact, however, must be considered within the context of the modelled impacts upon the wider 
road network in the locality which sees the junction of Ynysallan Road and Heol Las impassable 
and flooded to maximum depths of between 1.6 and 1.8m during the 1% and 0.1% events 
respectively.  It is therefore considered, on balance, that the provision of a further 20 dwellings 
accessed off Felin Fran would not result in any significant additional flooding consequences 
over and above the existing situation, in reaching this conclusion significant weight has been 
given to the fact that the proposed dwellings would not be physically affected by flooding.  
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The Emergency Flood Plan sets out a flood mitigation strategy which focuses on site 
containment (stay-put policy) in the event of a flood warning being issued.  The report indicates 
that site containment would only be required for less than 4 hours, even in the most extreme 
events.  
 
The Emergency Flood Plan further recommends that gauge boards should be installed on Felin 
Fran to provide a visual indication to residents of the water depth during a flood event, it is 
recommended that this requirement is secured by a condition.  Finally the Emergency Flood 
Plan report recommends that residents should sign up to the NRW flood warning service and 
that the developer should include a "Flood Action Information Pack" for those purchasing the 
properties.  The latter two requirements, whilst desirable, would not be enforceable and 
therefore it is recommended that such requirements should not be included as conditions. 
 
In view of the foregoing, the consequences of flooding at the site are considered, on balance, to 
be acceptable, subject to a condition to provide a flood gauge.  On this basis it is not considered 
that the proposed development would not fundamentally conflict with LDP Policy RP5.   
 
In relation to site drainage, foul water would be discharged to the mains system and surface 
water would be discharged at an attenuated rate into the adjacent stream.  Dwr Cymru Welsh 
Water and the Council's drainage officer have offered no objection to the proposed drainage 
scheme subject to conditions which are considered to be necessary to ensure there is no 
adverse impact upon the environment or the public sewerage system.  
 
In view of the foregoing the proposed development would not conflict with LDP Policies EU4, 
RP1, RP4 and RP5.  
 
Land Contamination 
 
There is potential land contamination at the site given the industrial history of the lower 
Swansea Valley. NRW has highlighted concerns that the Nant Bran crosses the site as such the 
potential risks to controlled waters at the site are not yet fully understood. In order to address 
these concerns NRW has recommended a suite of conditions, which are considered to be 
necessary to address potential contamination issues at the site and their associated 
environmental impacts.  The Council's Pollution Control Division have also recommended 
conditions in relation to the human health risks associated with potential contamination at the 
site.  Subject to conditions, therefore, the development would not conflict with LDP Policies RP1 
and RP6. 
 
Health and Safety 
 
The application site is traversed by the Llandarcy / Pontarddulais gas pipeline.  
 
The previous application was recommended for refusal on the grounds that the proximity of the 
development to the high pressure gas pipeline would present a significant risk to the lives of the 
future occupiers of the development.  This conclusion was reached following the advice 
received from the HSE. 
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The layout indicated with this current application has increased the separation distances to the 
high pressure gas pipeline.  The HSE have responded to the application via their automated 
online planning advice service and does not advise, on safety grounds, against the granting of 
planning permission in this case. 
 
On this basis it is considered that the proposed development would not conflict with LDP Policy 
PS2 and RP1.  
 
Planning Obligations / S106 Issues 
 
Recreation Provision 
 
LDP Policy SI6 states that open space provision will be sought on all residential development 
proposals with capacity for 10 or more.    This will include the creation of new on-site facilities, or 
improvements to existing local provision. 
 
In view of the gas main easement at the site and the proximity of the M4, the provision of a play 
facility in the open space area opposite the housing would not be appropriate on noise and 
safety grounds.  In line with the comments from the Parks department, therefore, in order to 
make the development acceptable in planning terms it is recommended that a contribution for 
an upgrade to the play facility at Tregof Village is required for £10,000 in order to make the 
development acceptable in planning terms.  This facility is the closest to the development, being 
some 750m walking distance from the site, and is in need of upgrading. 
 
Education 
 
The Education department have requested a contribution of £67,236 towards Cefn Hengoed 
Comprehensive School, on the basis of limited capacity and business continuity issues in parts 
of the School. 
 
In response to this request, the development would generate 3 no. English medium secondary 
school pupils.  Reference to the capacity figures demonstrates that as of January 2019 there 
were 53 no. unfilled places and this is forecast to reduce down to 31 no. unfilled places in 
September 2025.  There are no other consented developments that would reduce down the 
forecast capacity figures.   
 
LDP Policy SI3 states that where residential development generates a requirement for school 
places that cannot be met by catchment schools due to school capacity issues, or where there 
is surplus capacity but investment is required to make existing facilities fir for the purpose of 
accommodating the additional pupils, developers will be required to make appropriate financial 
contributions towards the costs of providing new or improved facilities. 
 
On the basis of the small number of pupils that would be generated by the proposal and that 
there is ample surplus capacity at the school to accommodate the additional pupils arising from 
the proposal, it is considered that there is sufficient current capacity and forecast capacity within 
Cefn Hengoed Comprehensive School to accommodate the 3 no. pupils that would be 
generated by this development.  On this basis it is considered that the financial contribution 
request would not be justified in this instance and therefore it is considered the proposed 
development would not conflict with LDP Policy SI3.  
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Affordable Housing 
 
Under LDP Policy HC3 proposals for residential development on sites with capacity for 5 or 
more dwellings should provide on-site affordable housing, subject to consideration of the 
financial viability of the proposal.  The application site is located within the Greater North West 
strategic housing policy zone and therefore the Housing department have requested a 15% 
target percentage of on-site affordable housing. 
 

The applicant has provided no evidence to demonstrate that a development with a policy 
complaint level of on-site affordable housing would not be viable, as such it is recommended 
that 15% affordable housing provision should be secured through a S106 planning obligation in 
accordance with the recommendation below. 
 

Other Matters 
 

It is considered that all matters raised by third parties have been fully addressed in the above 
report. 
 

Conclusion 
 

The proposal is for 20 new dwellings within the urban area of Llansamlet.  The site has in the 
past benefitted from planning permission for residential development but these have now 
expired.  A previous application at the site for a residential development of 40 dwellings was 
recommended for refusal for six reasons, however, the application was withdrawn by the 
applicant prior to being reported to the planning committee.  The current proposals have, on 
balance, addressed previous concerns in relation to the isolated nature of the development, 
design/layout, residential amenity impacts including noise and air quality impacts, the safety risk 
posed by the gas pipeline, flooding and ecological impacts.  On this basis it is considered the 
development would not fundamentally conflict with LDP Policies. 
 

Regard has been given to the duty to improve the economic, social, environmental and cultural 
well-being of Wales, in accordance with the sustainable development principle, under Part 2, 
Section 3 of the Well-Being of Future Generations (Wales) Act 2015 ("the WBFG Act"). In 
reaching this decision, the Local Planning Authority has taken account of the ways of working 
set out at Part 2, Section 5 of the WBFG Act and consider that this recommendation is in 
accordance with the sustainable development principle through its contribution towards one or 
more of the public bodies' well-being objectives set out as required by Part 2, Section 9 of the 
WBFG Act. For the above reasons the application is accordingly recommended for approval. 
 

Recommendation 
 

Approve, subject to the applicant entering into a S106 planning obligation in respect of 
the following matters: 
 

- A minimum of 15% on-site affordable housing provision include a range of DQR 
compliant, house types/sizes, social rented tenure to be transferred to a 
Registered Social Landlord/Council  

- A developer contribution of £10,000 towards the upgrade of the existing play 
facility at Tregof Village 

- A developer contribution of £30,000 for highway safety and/or active travel 
improvements in the locality. 



Planning Committee – 3rd December 2019 
 

Item 6 (Cont’d) Application Number: 2018/2168/OUT 

 
If the section 106 agreement is not signed within 3 months of the date of the Committee 
resolution the application will be refused on the basis that the proposal would fail to 
accord with LDP Policies H3 (On-site Affordable Housing), SI6 (Provision of New 
Openspace) and T1 (Transport Measures and Infrastructure). 
 
and subject to the following conditions: 
 
1 Details of the appearance, landscaping, layout, and scale, (hereinafter called "the 

reserved matters") shall be submitted to and approved in writing by the local planning 
authority before any development begins and the development shall be carried out as 
approved. 

 Reason: The application, in outline form, does not give sufficient detail for consideration 
of these matters at this time. 

 
2 Any application for approval of the reserved matters shall be made to the Local Planning 

Authority not later than three years from the date of this permission. 
 Reason: Required to be imposed pursuant to Section 92 (2) of the Town and Country 

Planning Act 1990. 
 
3 The development shall begin either before the expiration of five years from the date of 

this permission or before the expiration of two years from the date of approval of the last 
of the reserved matters to be approved, whichever is the later. 

 Reason: Required to be imposed pursuant to Section 92 (2) of the Town and Country 
Planning Act 1990. 

 
4 The strategic access to the site shall be carried out in accordance with the following 

approved plans and documents: DDL/FF/01 (Proposed outline planning for 20 new 
dwellings), received 5th November 2019. 

 Reason: For the avoidance of doubt and to ensure compliance with the approved plans. 
 
5 No development shall be commenced until details of the proposed arrangements for 

future management and maintenance of the proposed streets within the development 
have been submitted to and approved by the local planning authority.  The streets shall 
thereafter be maintained in accordance with the approved management and maintenance 
details until such time as an agreement has been entered into under section 38 of the 
Highways Act 1980 or a private management and maintenance company has been 
established. 

 Reason: In the interests of highway safety in accordance with LDP Policies T1 and T5. 
  
6 Notwithstanding the details indicated in the application, all reserved matters applications 

shall be accompanied by details of existing and proposed levels for the development. 
Development shall be carried out in accordance with the approved details. 

 Reason: To ensure the development is satisfactory within its context in accordance with 
LDP Policy PS2. 

 
7 No development shall commence until the developer has prepared a scheme for the 

comprehensive and integrated drainage of the site showing how foul water, surface water 
and land drainage will be dealt with and this has been approved in writing by the Local 
Planning Authority.  
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 The development shall not discharge to the watercourse network at any rate greater than 

6.3 litres per second per developed hectare (l/s/ha).  The scheme shall include details of 
a sustainable drainage system (SuDS) for surface water drainage and/or details of any 
connections to a surface water drainage network. The development shall not be brought 
into beneficial use until the works have been completed in accordance with the approved 
drainage scheme, and this scheme shall be retained and maintained as approved unless 
otherwise agreed in writing by the Local Planning Authority. 

 Reason:  To ensure that a satisfactory comprehensive means of drainage is achieved 
and that no adverse impact occurs to the environment or the existing public sewerage 
system and to minimise surface water run-off in accordance with LDP Policies RP4, RP5 
and EU4. 

 
8 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995, (or any order revoking or amending that order), Classes A, B, 
C, D and E of Schedule 2, part 1 shall not apply. 

 Reason: To protect the integrity of the chosen surface water management system from 
additional impermeable areas that the SW system is not designed to accommodate in 
accordance with LDP Policies RP4 and RP5. 

 
9 Prior to the commencement of development an Environmental Management Plan (EMP) 

detailing site wide strategies for ecological mitigation, compensation and enhancement 
shall be submitted to and approved in writing by the local planning authority.  These 
measures shall include: 

  
 - Pre and post construction phases of the development including pollution prevention 

measures 
 - Mitigation schemes for bats, reptiles and dormouse 
 - A landscaped ecological enhancement area within the open space/amenity area 
 - A scheme for the eradication of Japanese knotweed and other invasive non-native 

species 
 - A lighting strategy 
  
 The development shall be implemented in accordance with the approved details and 

timescales set out within the approved EMP. 
  
 Reason: To ensure the development provides for ecological mitigation, compensation 

and enhancement in accordance with PPW and LDP Policies ER2, ER8, ER9 and ER11. 
 
10 No development including site clearance, demolition, ground preparation, temporary 

access construction/widening, material storage or construction works shall commence 
until a scheme for tree protection has been submitted to and approved in writing by the 
Local Planning Authority.  The scheme shall include the retention of those trees not 
specified to be felled within the "Felin Fran Tree Survey", save for those trees required to 
be felled to facilitate drainage works in accordance with details to be agreed in writing by 
the local planning authority prior to any clearance or development works taking place.  No 
development or other operations shall take place other than in complete accordance with 
the approved tree protection scheme, unless otherwise agreed in writing by the Local 
Planning Authority. The tree protection scheme shall include the following information: 
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 (a) A tree protection plan comprising of a drawing at a scale of not less than 1:500 

showing, with a solid line, all trees and other landscape features that are to be retained 
and, with a dashed or dotted line, those that are to be removed. This drawing shall also 
show the position of protection zones, fencing and ground protection measures to be 
established for retained trees. Where applicable, two lines shall be shown demonstrating 
the lines of temporary tree protective fencing during the demolition phase and during the 

 construction phase. 
  
 (b) A British Standard 5837 Tree Survey schedule with tree reference numbers 

corresponding with trees on the plan required by section a) of this condition. 
  
 (c) The specification for protective fencing and a timetable to show when fencing will be 

erected and dismantled in relation to the different phases of the development; 
  
 (d) Details of mitigation proposals to reduce negative impacts on trees including 

specifications and method statements for any special engineering solutions required and 
the provisions to be made for isolating such precautionary areas from general 
construction 

 activities; 
  
 (e) Details of any levels changes within or adjacent to protection zones; 
  
 (f) Details of the surface treatment to be applied within protection zones, including a full 

specification and method statement; 
  
 (g) The routing of overhead and underground services and the location of any wayleaves 

along with provisions for reducing their impact on trees to an acceptable level; 
  
 (h) A specification and schedule of works for any vegetation management required, 

including pruning of trees and details of timing in relation to the construction programme; 
  
 (i) Provision for the prevention of soil compaction within planting areas; 
  
 (j) Provision for the prevention of damage to trees from soft landscape operations 

including details of the application of any herbicides; 
  
 (k) Provision for briefing construction personnel on compliance with the plan; 
  
 (l) Provision for signage of protection zones and precautionary areas; 
  
 (m) Details of contractor access during any demolition or building operations including 

haulage routes where soil is to be removed. 
  
 (n) A tree protection mitigation plan detailing emergency tree protection and remediation 

measures which shall be implemented in the event that the tree protection measures are 
contravened. 

  
 Reason: To ensure that reasonable measures are taken to safeguard trees in the 

interests of local amenity in accordance with LDP Policies ER2, ER8, ER9 and ER11. 
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11 Prior to the commencement of development at the site full calculations and drawings for 

the new bridge which shall include a third party design check to verify the calculations, 
shall be submitted to and approved in writing by the local planning authority.  The bridge 
shall be constructed in accordance with the approved details prior to any other works 
commencing on the site. 

 Reason: In the interests of highway safety in accordance with LDP Policies T1 and T5.  
  
12 Prior to the commencement of development approved by this planning permission the 

following components of a scheme to deal with the risks associated with contamination of 
the site shall each be submitted to and approved, in writing, by the Local Planning 
Authority: 

  

 1. A preliminary risk assessment which has identified: 
  

 - all previous uses 
 - potential contaminants associated with those uses 
 - a conceptual model of the site indicating sources, pathways and receptors 
 - potentially unacceptable risks arising from contamination at the site. 
  

 2. A site investigation scheme, based on (1) to provide information for a detailed 
assessment of the risk to all receptors that may be affected, including those off site. 

  

 3. The site investigation results and the detailed risk assessment (2) and, based on 
these, an options appraisal and remediation strategy giving full details of the remediation 
measures required and how they are to be undertaken, where necessary. 

  

 4. A verification plan, where necessary, providing details of the data that will be collected 
in order to demonstrate that the works set out in (3), where necessary, are complete and 
identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action. 

  
 Any changes to these components require the express consent of the Local Planning 

Authority. The scheme shall be implemented as approved. 
 Reasons: The controlled waters at this site are of high environmental sensitivity and 

contamination is known/strongly suspected at the site due to its previous industrial uses 
in accordance with LDP Policy RP1 and RP6. 

   
13 Prior to occupation of any part of the permitted development, a verification report, where 

necessary, demonstrating completion of the works set out in the approved remediation 
strategy and the effectiveness of the remediation shall be submitted to and approved, in 
writing, by the Local Planning Authority. The report shall include results of sampling and 
monitoring carried out in accordance with the approved verification plan to demonstrate 
that the site remediation criteria have been met.  It shall also include any plan, where 
necessary, for longer terms monitoring of pollutant linkages, maintenance and 
arrangements for contingency action, as identified in the verification plan, and for the 
reporting of this to the Local Planning Authority. 

 Reasons: To demonstrate that the remediation criteria relating to controlled waters have 
been met, and (if necessary) to secure longer-term monitoring of groundwater quality. 
This will ensure that there are no longer remaining unacceptable risks to controlled 
waters following remediation of the site in accordance with LDP Policies RP1 and RP6. 
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14 If, during development, contamination not previously identified is found to be present at 

the site then no further development (unless otherwise agreed in writing with the Local 
Planning Authority) shall be carried out until the developer has submitted, and obtained 
written approval from the Local Planning Authority for, an amendment to the remediation 
strategy detailing how this unsuspected contamination shall be dealt with. 

 Reasons: Given the size/complexity of the site it is considered possible that there may be 
unidentified areas of contamination at the site that could pose a risk to controlled waters if 
they are not remediated in accordance with LDP Policies RP1 and RP6. 

 
15 Piling or any other foundation designs using penetrative methods shall not be permitted 

other than with the express written consent of the Local Planning Authority, which may be 
given for those parts of the site where it has been demonstrated that there is no resultant 
unacceptable risk to groundwater. 

 Reason: There is an increased potential for pollution of controlled waters from 
inappropriate methods of piling. 

 
16 Prior to the occupation of any dwelling hereby approved, in accordance with the 

recommendations set out within Section 6 of the report produced by Acoustics & Noise 
Limited (Report No. 1609113R02) details of an acoustic barrier at the eastern extent of 
the site and extending around the rear boundary of the northernmost dwelling plot shall 
be submitted to and approved in writing, by the local planning authority.  The barrier shall 
be a minimum of 3m in height with a minimum superficial mass of 20 kg/m2. In relation to 
plot 1 an acoustic barrier shall be constructed to a minimum height of 1.8m with a 
superficial minimum mass of 15 kg/m2.  The barriers shall be constructed in accordance 
with the approved details prior to the occupation of any dwelling hereby approved and 
shall be retained as approved for the lifetime of the development. 

 Reason:  To ensure a satisfactory noise environment for the future occupiers in 
accordance with LDP Policy RP1 and RP2. 

 
17 Prior to the occupation of any dwelling hereby approved,  in accordance with the 

recommendations set out within Section 6 of the report produced by Acoustics & Noise 
Limited (Report No. 1609113R02), details of the glazing and trickle vents to be installed 
in the habitable rooms on the front elevations of all plots shall be submitted to and 
approved in writing by the Local Planning Authority. The use of glazing in the closed 
position, with a minimum sound reduction of 32 dB Rw + C will be required to control the 
noise ingress to habitable rooms and trickle vents shall be installed with a minimum 
acoustic performance of 39 dB Dn, e, w + C.  The glazing and trickle vents shall be 
installed in accordance with the approved details prior to the occupation of any dwelling 
hereby approved and shall be retained as approved the lifetime of the development. 

 Reason:  To ensure a satisfactory noise environment for the future occupiers in 
accordance with LDP Policy RP1 and RP2. 

 
18 No development shall commence, including any works of demolition, until a Construction 

Method Statement has been submitted to, and approved in writing by, the local planning 
authority. The approved statement shall be adhered to throughout the construction 
period. 
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 The statement shall provide for: 
  
 i. the parking of vehicles of site operatives and visitors; 
 ii. loading and unloading of plant and materials; 
 iii. storage of plant and materials used in constructing the development; 
 iv. the erection and maintenance of security hoarding including decorative displays and 

facilities for public viewing, where appropriate; 
 v. wheel washing facilities; 
 vi. measures to control the emission of dust and dirt during demolition and construction; 

and 
 vii. a scheme for recycling/disposing of waste resulting from demolition and 
 construction works. 
  
 Reason: To mitigate potential environmental pollution during the construction stage in 

accordance with LDP Policy RP1. 
 
19 Prior to the commencement of development, the following highway related details shall 

be submitted to and approved in writing by the local planning authority: 
  
 - Autotrack assessment of the road for refuse and emergency service vehicles 
 - Gradient details for the access road 
  
 The development shall be completed in accordance with the approved details. 
  
 Reason: In the interests of highway safety and to accord with LDP Policies T1 and T5.  
  
20 Prior to the occupation of any dwelling hereby approved a flood gauge shall be installed 

along Felin Fran in accordance with details to be submitted to and approved in writing by 
the local planning authority.  The flood gauge shall be retained as approved for the 
lifetime of the development. 

 Reason: To provide residents with an indication of flood levels along Felin Fran, in 
accordance with LDP Policy RP5. 

 
Informatives 
 
1 The development plan covering the City and County of Swansea is the Swansea Local 

Development Plan. The following policies were relevant to the consideration of the 
application: PS2, IO1, H2, H3, SI1, SI3, SI6, SI8, ER1, ER2, ER6, ER8, ER9, T1, T2, T5, 
T6, EU4, RP1, RP2, RP4, RP5, RP6. 

 
2 Note 1: Management and Maintenance of Estate Streets 
  
 The applicant is advised that to discharge condition 5, that the local planning authority 

requires a copy of a completed agreement between the applicant and the local highway 
authority under Section 38 of the Highways Act 1980 or the constitution and details of a 
Private Management and Maintenance Company confirming funding, management and 
maintenance regimes. 

  
 Note 2 - Retaining Wall Informative 
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 Under the provision of the Highways Act 1980, the approval of the Highway Authority 

must be obtained for the construction of any retaining wall that is both within 4 yards of a 
highway and over 4ft 6ins (1.37m) in height. 

  
 Under the provision of the West Glamorgan Act 1987, the approval of the Highway 

Authority must be obtained for the construction of any retaining wall that exceeds 1.5m in 
height. 

  
 Note 3: 
  
 All off-site highway works are subject to an agreement under Section 278 of the 

Highways Act 1980. The design and detail required as part of a Section 278 Agreement 
will be prepared by the City and County of Swansea. In certain circumstances there may 
be an option for the developer to prepare the scheme design and detail, for approval by 
the City and County of Swansea. However, this will be the exception rather than the rule. 
All design and implementation will be at the expense of the developer.  The section 278 
agreement shall include the submission of a Construction Traffic Management plan for 
approval by the Highway Authority. 

  
 The Developer must contact the Highway Management Group , The City and County of 

Swansea, Guildhall Offices, c/o The Civic Centre , Swansea SA1 3SN before carrying out 
any work . Please e-mail networkmanagement@swansea.gov.uk 

 
3 Schedule 3, Flood and Water Management Act 2010. 
 Your development proposal has been identified as requiring SuDS Approval Body 

consent irrespective of any other permissions given. 
  
 From 7 January 2019, all new developments more than 100m2 will require sustainable 

drainage to manage on-site surface water. Surface water drainage systems must be 
designed and built in accordance with mandatory standards for sustainable drainage 
published by Welsh ministers. 

  
 Furthermore from the 7 January 2020 all developments that have outline permissions and 

are subject to reserved matters will also be required to comply with Schedule 3 of the 
Flood and Water Management Act and design their drainage schemes in accordance 
with the Statutory SuDS Standards, this is likely to have impacts on layout and density if 
not considered at outline planning stages. 

 
4 Bats may be present.  All British bat species are protected under Schedule 5 of the 

Wildlife & Countryside Act 1981 (as amended) and are listed in Schedule 2 of the 
Conservation of Habitats and Species Regulations 2017.  This legislation implements the 
EC Habitats & Species Directive in the UK making it an offence to capture, kill or disturb 
a European Protected Species or to damage or destroy the breeding site or resting place 
of such an animal whether a bat is present at the time or not.  It is also an offence to 
recklessly / intentionally to disturb such an animal. 

  
 If evidence of bats is encountered during site clearance e.g. live or dead animals or 

droppings, work should cease immediately and the advice of the Natural Resources 
Wales sought before continuing with any work (0300 065 3000). 
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5 Birds may be present in this building and grounds please note it is an offence under the 

Wildlife & Countryside Act 1981 (as amended) to intentionally (intentionally or recklessly 
for Schedule 1 birds) to: 

 - Kill, injure or take any wild bird 
 - Take, damage or destroy the nest of any wild bird while that nest in use or being 

built 
 - Take or destroy an egg of any wild bird 
 No works should be undertaken between 1st March and 31st August inclusive, unless a 

competent ecologist has undertaken a careful, detailed check for active birds' nests either 
in vegetation or buildings immediately before the vegetation is cleared and/or work 
commences on the building to ensure that no birds will be harmed and/or that there are 
appropriate measures in place to protect nesting bird interest on site. 

 
 
 
 


