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Report Information Summary 
 

1. Purpose of Report 
To present planning applications for consideration and determination by 
Members of the Planning Committee.  
2. Scope of the Report 
Application No. Address 
C/2020/0287 Garden of the Nag’s Head Merthyr Road, 

Tafarnaubach, Tredegar 
C/2020/0201 Land at Northgate  Steelworks Road  Ebbw Vale  

NP23 8AU 
3. Recommendation/s for Consideration 
Please refer to individual reports 
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Planning Report 
 

Application 
No: 

 App Type: Resubmission   

Applicant: Agent: 
Mr Mark Harris   
Nags Head 
Merthyr Road 
Tredegar 
NP22 3AP 

Mr Adrian Drew 
14 Thornhill Close 
Brynmawr 
NP23 4SA 

Site Address: 
Garden of the Nag’s Head Merthyr Road, Tafarnaubach, Tredegar 
Development: 
New house build 
Case Officer: Jane Engel 

 

 
Figure 1 Site Location 
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1. Background, Development and Site Context 
1.1 
 
 
 
 
 
 
1.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

This application seeks planning permission for a new house in the garden 
of the Nag’s Head public house, Merthyr Road, Tafarnaubach, Tredegar. 
The application site is located to the east of the existing public house and 
is identified on the exiting plan as a beer garden. There is a single storey 
garage on the site which would be removed to accommodate the 
development.  
 
The proposed dwelling would be set behind the building line of the existing 
building and would front onto Merthyr Road. To the east of the site is the 
roundabout which provides access to Tafarnaubach Industrial Estate 
which lies to the north of the application site. 
 

Figure 2 : Block Plan 
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1.3 
 
 
 
 
 
 
 
1.4 
 
 
 
 
 
 
1.5 
 
 
 
1.6 
 
 
 
 
 
 
 
 
 

Figure 3 : Street ViewThe proposed dwelling would be of three storeys in 
height and feature a gabled frontage. Forward of the main gable would be 
a flat roofed projection which would be used as a first floor balcony. Above 
this at the second floor level it is proposed that a further Juliette balcony 
would be provided serving one of two rooms proposed in the roof space.  

The proposed accommodation spread over three floors would provide a 
bedroom, dressing room, ensuite bathroom utility room, hallway, 
storeroom and garage on the ground floor, a kitchen, lounge, study, 
bedroom, bathroom and balcony at first floor and two bedrooms (one with 
ensuite bathroom), family bathroom and Juliette balcony in the roof space.  
 
The proposed finishes are cement render and Cambrian slate. Three car 
parking spaces are proposed to the front and side of the house and a 
small garden would be provided to the rear.  
 
The application is a resubmission of an earlier application C/2020/0133) 
which was withdrawn following discrepancies identified on the submitted 
plans.  Prior to its withdrawal discussions took place with the applicant in 
relation to my concerns regarding the design of the proposal.  The current 
proposal is a revision to the withdrawn scheme. Prior to the resubmission 
of this application the agent was advised that there remained concerns 
over the design. However he confirmed that he wished the application to 
be considered as submitted. 
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2. Site History 

 Ref No 
 

Details Decision 

2.1 C/2020/0133 New House Withdrawn 08/12/2020  
3. Consultation and Other Relevant Information 
3.1 
3.2 
 
 
3.3 
 
 
 
 
3.4 
 
 
 
 
3.5 
3.6 
 
 
3.7 
 
 
 
 
 
 
 
3.8 
 
 
3.9 
 
 
 
 
 
 

Internal BG Responses 
Team Leader Building Control: 
Building Regulations required 
 
Service Manager Infrastructure: 
Highways: 
No objections: subject to conditions relating to the provision of the off 
street parking spaces and visions splays. 
 
Drainage:  
Advised that the development proposed would require approval from the 
SAB (Sustainable Urban Drainage Approval Body). Landscape:  
No objections 
 
External Consultation Responses 
Town / Community Council: 
No objection 
 
Welsh Water: 
Confirmed that there is capacity within the public sewerage network to 
receive the domestic foul only flows from the site. Advises that a public 
sewer crossed the development site and that no part of any building 
should be permitted with 3m of the centreline of the public sewer. 
Further advised that the development may require approval of 
Sustainable Drainage Systems (SuDS) 
 
Western Power: 
Identify their apparatus in the vicinity of the site 
 
W&W Utilities: 
Identify their apparatus in the vicinity of the sitePublic Consultation: 
 

 5 letters to nearby houses 
 site notice(s) 
 press notice  
 website public register of applications 
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3.10 
 
 
 
 
 
 
 

 ward members by letter 
 all members via weekly list of applications received  
 other 

 
Response: 
No responses were received to neighbour consultation. However when 
ward Members were advised of the intention to recommend refusal of the 
application under delegated powers for design related reasons a ward 
Member requested that the application be presented to Planning 
Committee on the grounds that there were a variety of designs in 
Tafarnaubach. 
 

4.  Planning Policy 
4.1 LDP Policies: 

DM1 New development 
DM2 Design 
 
Supplementary Planning Guidance 
Model Design Guide for Wales Residential Development  

5. Planning Assessment 
5.1 
 
 
 
 
 
 
 
 
5.2 
 
 
 
 
 
5.3 
 
 
 
 
 

The site is located at the entrance to an established residential area and 
is bound to the north and west by residential properties (excepting the 
exiting public house which falls in the applicants control and ownership) 
On such basis the development is considered acceptable in principle.  
However, in assessing the planning merits of the proposal due regard  
must be given to relevant Local Development Plan (LDP) policies (DM1 
and DM2) and the Council’s adopted SPG - Model Design Guide for 
Wales Residential Development. 
 
In considering the acceptability of the proposal against the criteria listed 
in the LDP policies and the advice offered in the adopted Model Design 
Guide for Residential Development, consideration has been given in 
particular to site layout and design of the proposed dwelling.    
 
 
Site Layout ( including access and parking)  
From a site layout perspective I was initially concerned that the erection 
of a dwelling in this location would result in a cramped form of 
development and an unacceptable loss of land that was required to 
service the existing public house, e.g.parking and servicing. I was 
particularly mindful in this regard to the very close proximity of the site to 
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5.4 
 
 
 
 
5.5 
 
 
 
 
 
 
 
 
 
5.6 
 
 
 
 
 
 
 
 
 
 
5.7 
 
 
 
 
 

the busy roundabout on the entrance to the Tafarnaubach Industrial 
Estate. However having noted the lack of objection from the Team 
Manager Built Infrastructure I am content that the site is capable of 
accommodating a dwelling of modest proportions and suitable design. 
Members should note however that the proposed layout will involve loss 
of garage that serves the existing property and will result in the existing 
public house and any residential accommodation therein having to rely 
solely upon the existing parking and servicing located to the rear of the 
building (which can only be accessed from the narrow one way lane which 
runs to the west of the existing public house).  
 
The proposed block plan indicates that an area to the rear/north of the 
existing public house (currently identified as a private garden) will be used 
as a beer garden. This will be to displace the beer garden currently 
identified on the land where the new house is to be erected.  
 
The block plan also indicates that the new dwelling (discounting the 
ground floor single storey projection) will be positioned approximately 
8.5metres back from the front site boundary. This means the house will 
be will be set back approximately 6.0metres behind the building line 
established by the existing public house. The block plan also proposes 
that the area in front of the house would accommodate one car parking 
space and that an area to the side/west of the new house would 
accommodate a further two parking spaces. Such provision meets the 
highways authority requirements for a dwelling of the design proposed. 
 
I further note that the footprint of the proposed house will mean that only 
a small remaining area of land to the rear/north of the property will be 
available as amenity area to serve what would be a large 4/5 bedroomed 
house. I recognize however that the balcony area currently proposed 
above the ground floor projection on the front of the property would also 
provide a small separate amenity area for the benefit of the occupants. 
Whilst I am mindful that the overall amenity area available for occupants 
of a dwelling of the size proposed will be limited I do not feel that the 
proposed footprint of the dwelling constitutes overdevelopment which 
might justify refusal of the application 
 
In considering the proposed layout I have also sought to assess the 
compatibility of the proposed development with existing surrounding land 
uses, namely asses what impact the operation of the existing public house 
might have on the amenities of any future occupants of the proposed 
house. It must be appreciated in this regard that whilst the applicants are 
the current owners of the public house if planning permission is granted 
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5.8 
 
 
 
 
 
 
 
 
 
 
 
5.9 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

for this development such permission would relate  to the land rather than 
to a person and the site could be sold and the house built by persons with 
no association with the existing public house. Whilst I accept that the 
physical distance between the new property and the public house are 
such that the amenities of the occupants of the new dwelling would not 
necessarily be unduly affected by the operation of the public house and 
its associated beer garden, I am concerned that the design of the house 
proposed (in particular the manner in which several of the habitable 
windows serving the property would  directly overlook the beer garden of 
the public house at relatively close distances) will give rise to amenity 
issues. I fully accept however that it would be difficult to sustain refusal of 
an application of a house of an amended design on this plot for land use 
compatibility reasons.  
 
Design/Appearance  
Having considered the siting/scale issues noted above detailed 
consideration has also been given to the design of the proposed dwelling 
and its potential impact of the visual amenity of the area. Members will 
note from the elevation details provided below that the dwelling proposed 
is a substantial three storey property with a gable facing the road. The 
south facing front elevation and the west facing side elevation will feature 
a large number of window and door openings serving a range of habitable 
rooms and the front elevation features a flat roofed front projection which 
provides a balcony area that can be accessed from a first floor study and 
bedroom.  
 
Undoubtedly this house is of a non-traditional design and would be in stark 
contrast with the design of other properties in the locality. Whilst this is 
not of itself a reason to object to the development, having regard to what 
were considered legitimate design concerns the applicant was asked to 
make changes that may have resulted in a form of development that could 
be supported e.g. bringing the property forward to better align with the 
existing public house; turning the roof in order that the ridge runs parallel 
with the road and other properties in the area and revising the floor layout 
and rationalizing and removing some window and door openings on the 
side of the property facing the public house (and beer garden) to address 
amenity/compatibility concerns. Despite having been advised of such 
concerns in relation to the withdrawn application the applicant has chosen 
to submit what is a largely unaltered scheme for determination 
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5.10 
 
 
 
 
 
 
 
 
 
5.11 
 
 

Figure 4 : Elevations 

Figure : 5 Floor Plan 

Whilst the fact that the proposed dwelling is of a non-traditional design is 
not of itself a reason refuse a planning application LDP policy DM1.2 b 
clearly requires that new development should have no unacceptable 
adverse visual impact on townscape or landscape, policy DM2(a) states 
that development proposals should be appropriate to the local context in 
terms of type and form, scale and mix and Policy DM2 (b) requires 
proposals to be of a good design which reinforces local character and 
distinctiveness or positively contribute to the area’s transformation. In my 
opinion the proposed dwelling fails to meet all of these requirements.   
 
Whilst I accept a Member contention that there are a variety of styles of 
properties along Merthyr Road (including some with frontage elevated 
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5.12 
 
 
 
 
 
 
 
 
 
 
 

frontage patios and balconies) this is not of itself justification to approve 
development which is poorly designed and has scant regard for its 
surroundings. In my opinion the combined effect of having a gable 
frontage to the road at variance with other built form, a poorly designed 
front elevation dominated by a flat roof element and balconies, and the 
manner in which the side elevation of this property features numerous and 
large habitable room windows which overlook the beer garden of the 
adjacent public results in a dwelling which has little regard for its setting 
and is unacceptable on design grounds.  I have no doubt that a building 
of such design and proportions erected on a prominent site on the 
entrance to the village of Tafarnaubach would be at variance with and 
appear discordant with the existing street scene. To approve such a 
development in my opinion would run counter to the requirements of LDP 
policies DM1.2 (b) and DM 2(a) and (b) of the adopted LDP.   
 
Other matters  
As part of my assessment of this application I have also given careful 
consideration to the proposal from other more technical perspectives, 
namely drainage, ground conditions and landscaping. I am satisfied that 
the consultee responses I have received confirm that such aspects of the 
development can be addressed by suitably worded conditions.  It is of 
note however that implementing this scheme will result in the loss of a 
number of established trees currently evident along the eastern section of 
the site.  It is envisaged however from looking at aerial photographs and 
the site plan that a number of trees located on land outside the site 
boundary fronting the roundabout will remain and thus retain some 
screening of the site and any new dwelling built thereon as viewed from 
the roundabout to the east and from the road entering Tafarnaubach.   
 

6. Legislative Obligations 
6.1 
 
 
 
 
 
 
 
6.2 
 

The Council is required to decide planning applications in accord with the 
Local Development Plan unless material considerations indicate 
otherwise. The planning function must also be exercised in accordance 
with the principles of sustainable development as set out in the Well-Being 
of Future Generations (Wales) Act 2015 to ensure that the development 
and use of land contributes to improving the economic, social, 
environmental and cultural well-being of Wales.  
 
The Council also has obligations under other legislation including (but not 
limited to) the Crime and Disorder Act, Equality Act and Human Rights 
Act. In presenting this report, I have had regard to relevant legislation and 
sought to present a balanced and reasoned recommendation. 
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7.  Conclusion and Recommendation 
7.1 
 
 
 
7.2 
 

This application seeks permission to erect a dwelling on a narrow site 
which currently forms part of the curtilage of an existing public house 
located on the entrance to the residential area of Tafarnaubach.  
 
Whilst there is no objection in principle to such a development the form 
and design of the house proposed raises concerns. It is contended that 
whilst the site may be capable of accommodating a dwelling of modest 
proportions designed to respect the orientation and roof lines of existing 
properties in the locality, the shape and orientation of the dwelling 
proposed raises concerns from a visual and compatibility perspective.      
 
Recommendation  
  
That planning permission be REFUSED for the following reason: 
 
The dwelling proposed is of poor design which fails to respect the 
character of the area nor the site’s context. It is considered that a dwelling 
of such design and orientation would appear discordant and would 
negatively impact on the street scene and the visual amenities of the area. 
Its design could also give rise to amenity issues for future occupants due 
to the orientation of principal windows which directly overlook the beer 
garden of the adjacent public house.  Based on such considerations the 
development fails to meet the requirements to policies DM1.2 (b and c), 
and Policy DM2 (a and b) of the adopted Blaenau Gwent Local 
Development Plan (November 2012) 
 

8.   Risk Implications 
8.1 
 

None 
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Planning Report 

 
Application 
No: 

C/2020/0201 App Type: Full  

Applicant: Agent: 
Mr Matthew Davies  
Davies Homes  
7 Gelliwastad Road 
Pontypridd 
CF37 2BP 

Asbri Planning Ltd. 
Mr Dylan Green 
Unit 9 
Oak Tree Court 
Cardiff Gate Business Park 
Cardiff 
CF23 8RS 

Site Address: 
Land at Northgate  Steelworks Road  Ebbw Vale  NP23 8AU 
Development: 
Proposed residential development and associated works 
Case Officer: Steve Smith 
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1. Background, Development and Site Context 
1.1 
 
 
 
 
 
 
 
 
 
 
 
 
1.2 
 
 
 
 
 
 
 
 
 
 
1.3 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Full planning permission is sought for residential development on a vacant plot 
of land known as the ‘Northgate site’ located at the northern end of ‘The Works’ 
regeneration site, Ebbw Vale. The proposed residential development would 
provide a total of 56 houses, including 5 affordable units. The proposed houses 
would comprise of two and three storey buildings in the form of a mixture of 
flats, short terraces, and semi-detached and detached dwellings. The number 
of house types are split as follows: 
 

 2no. 1 bedroom affordable flats; 
 3no. 2 bedroom affordable houses; 
 37no. 3 bedroom houses; and  
 14no. 4 bedroom houses. 

 
The proposed residential development has been oriented to provide a strong 
street frontage onto Lime Avenue and the proposed houses within the site 
would front on to the adjacent streets and lanes. An area of open space that 
would have a dual function as a surface water attenuation basin would also be 
created within the south-western corner of the site. The belt of existing 
protected trees adjacent to the eastern boundary of the site would be retained, 
continuing to separate the site from Steel Works Road. A smaller group of 
protected trees would also be largely retained, as well as the existing stone 
boundary wall adjacent to Lime Avenue, in the north-western corner of the site 
(See Figure 1 below). 
 
Two existing vehicular accesses from Lime Avenue are proposed to serve the 
development, while the existing access from Steel Works Road would be 
closed off. Additional footpaths would also provide east-west pedestrian links 
between Lime Avenue and Steel Works Road, and north-south pedestrian 
links through the site, which would increase connectivity to the train station. In 
terms of car parking provision, the proposed development would be served by 
a mixture of off-street parking to the side of the proposed houses and private 
parking courts. 
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1.4 
 
 
 
 
 
 
 
 
 

 

 
 
Figure 1 – Proposed Site Layout 
 
The application site comprises of an irregular parcel of land measuring 
approximately 1.9 hectares in area. The site previously comprised of land 
associated with the steel works, but has been largely cleared, re-profiled and 
raised as part of the earlier phases of the wider regeneration works. As such, 
the site is predominately flat with a gravel surface that has experienced a 
degree of natural re-vegetation by grass and scrub. There is an area of raised 
land in the north-western corner of the site and a group of existing trees which 
are protected under a Tree Preservation Order (TPO). In terms of built 
structures there is also an existing substation, gated vehicle access and 
portakabin type building nearby at the northern end of the site. Along the 
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1.5 
 
 
 
 
 
 
 
 
1.6 
 
 
 
 
 
 
 
1.7 

eastern boundary is belt of TPO trees that run parallel to Steel Works Road. 
The main site slopes down to this area which was excluded from the previously 
undertaken land raising and re-profiling works. As a result, this area is 
noticeably more densely vegetated and is at a risk of flooding. The western 
and southern boundaries of the site are predominately defined by timber 
fencing; however, there is as a relatively small section of brick wall which 
separates the site from the Mill Stand monument. Two existing road junctions 
adjacent to the western boundary of the site provide potential access from the 
site onto Lime Avenue and there is also an existing vehicle turning head 
adjacent to the southern boundary opposite the General Offices and Gwent 
Archives building. 
 
To the north of the application site is the residential building known as ‘The 
Croft’ and to the south are the General Offices, Gwent Archives, a grassed 
area identified for future development and Station Square. The Mill Stand is 
also located adjacent to the south-western corner of the site. Lime Avenue 
bounds the western boundary of the site with the residential area of The 
Crescent and ‘The Rookery’ care home beyond. Steel Works Road bounds 
the eastern site boundary with the residential area of Heol Cae Ffwrnais 
beyond. 
 
In addition to the detailed plans showing the site layout and floor 
plans/elevations of the proposed houses, the applicant has submitted 
supporting information which includes a Design and Access Statement, an 
Extended Phase One Habitat Survey, a Reptiles – Ecology Note, a Flood 
Consequence Assessment, a Coal Mining Risk Assessment, a Ground 
Investigation Report, a Tree Survey and Technical Advice Note, and a 
Landscape Strategy. 
 
The applicant also undertook statutory pre-application consultation prior to the 
submission of the planning application, which included publicising a draft of 
the proposed residential development and consultation with the community 
and specialist consultees, including ward members. A Pre-application 
Consultation Report has been submitted with the planning application. 
       

2. Site History 
 Ref No 

 
Details Decision 

2.1 C/2010/0101 
 

Vary and remove conditions attached to 
planning permission C/2007/0125 

Approved 
17/06/2010 

2.2 C/2009/0236 Variation of conditions 1 & 3 relating to 
planning permission C/2007/0125 

Approved 
03/09/2009 
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2.3 C/2009/0023 

 
Re-profiling/ground raising earthworks in 
order to raise the site approximately 3.3 
metres 

Approved 
02/07/2009 

2.4 C/2008/0494 Variation of condition 3 of planning 
permission C/2005/0453  

Approved 
17/02/2009 

 C/2007/0125 Outline planning application for mixed use 
development comprising residential, hospital, 
learning campus, employment uses, theatre, 
leisure centre, primary school, landscaping 
works and railway terminus. Associated 
works to include public transport facilities, 
highway infrastructure and improvements and 
town centre link 

Approved 
20/07/2007 

2.5 C/2005/0453 Phase 1 regeneration of the site, comprising 
remediation works, earthworks, drainage and 
landscaping 

Approved 
07/11/2005 

3. Consultation and Other Relevant Information 
3.1 
 
3.2 
 
 
 
3.3 
 
 
 
 
 
 
 
 
 
 
 
 
 
3.4 
 
 
 
 

Internal BG Responses 
Team Leader Building Control: 
The proposed residential development will require building regulations 
approval.  
 
Service Manager Infrastructure: 
Highways: 
No objection to the proposed residential development subject to the following 
requirements being secured via condition: 

 the proposed parking provisions for each plot to be constructed prior to 
the occupation of the associated dwelling and retained thereafter; 

 details of how the existing vehicle access at the north-eastern corner of 
the site is to be downgraded to a private drive to be submitted and 
approved in writing;  

 a full travel plan to be submitted and approved prior to the development 
being brought into beneficial use; and  

 all access roads, footways and street lighting to be completed in 
accordance with the Council’s highway design standards prior to the 
development being brought into beneficial use. 
 

Drainage: 
No objection to the proposed residential development. The proposed 
management of surface water and associated Sustainable Drainage Systems 
(SuDS) will be subject to a separate application considered by the SuDS 
Approval Body.  
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3.5 
 
 
3.6 
 
 
 
 
 
3.7 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
3.8 
 
 
 
 
 
 
3.9 
 
 
 
3.10 
 
 
 
 

 
Ground Stability: 
No observations from the Principal Engineer. 
 
Landscape: 
No objection to the proposed residential development as it would only involve 
the removal of a limited number of trees and incorporates a robust tree and 
landscaping strategy. Final detailed designs are required to ensure overall 
suitability as a condition of approval. 
 
Ecology: 
No objection to the proposed residential development based on the revised 
Phase 1 Habitat Survey (dated 2nd November 2020). The reasons given for 
failing to undertake a reptile survey are accepted and a pragmatic approach is 
considered acceptable whereby a reptile survey is undertaken when the site 
is secured. The reptile survey and method statement must, however, be 
submitted for approval prior to the commencement of development. Attention 
is also drawn to the following matters: 

 the need for development activity to occur outside of the bird breeding 
season or for an ecologist to be present on site during the removal of 
vegetation between March and August; 

 the need to eradicate invasive alien species of plant identified on the site 
prior to the commencement of development; and 

 the need for the landscaping plan to incorporate hedgehog passes in the 
development boundaries and between gardens. 

 
Service Manager Public Protection: 
No objection to the proposed residential development subject to the imposition 
of conditions relating to land contamination and the submission and approval 
of a construction and environmental management plan. It is also advised that 
the residential properties and garages are fitted with charging points for 
electric vehicles. 
 
Head of Estates and Strategic Asset Management: 
No objection is raised to the proposed residential development. The sale of 
the land has been agreed with the applicant. 
 
Connected Communities (Housing) Manager 
The Residential Development Officer has confirmed that the proposed 
residential development will go some way towards meeting the social housing 
needs of the residents of Blaenau Gwent. A financial contribution should also 
be sought towards affordable housing in Blaenau Gwent. 
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3.11 
 
 
 
 
 
 
 
 
 
3.12 
 
 
 
 
 
 
3.13 
 
 
 
 
 
 
 
 
3.14 
 
 
 
 
 
 
 
 
3.15 
 
 
 
 

 
External Consultation Responses 
 
Natural Resources Wales: 
Natural Resources Wales (NRW) has confirmed that the application site is 
partially within a Flood Zone C2 and the 0.1% (1 in 1000 year) annual 
probability fluvial flood outline of the River Ebbw. Attention has also been 
drawn to Section 6 of Technical Advice Note 15: Development and Flood Risk 
and the Chief Planning Officer letter from Welsh Government, dated 9th 
January 2014, which affirms that highly vulnerable development should not be 
permitted in Flood Zone C2. Moreover, the justification tests in paragraph 6.2 
do not apply to highly vulnerable development in Flood Zone C2. 
 
Notwithstanding this policy position, NRW has reviewed the submitted Flood 
Consequence Assessment (FCA), including the additional technical 
information on the rate of rise of flood water, and confirmed that the risk and 
consequences of flooding could be managed to an acceptable level provided 
that the finished floor levels is set at a minimum of 274.23m AOD as 
recommended by the submitted FCA. 
 
In addition to the above, NRW has provided advice on land contamination and 
controlled waters, with a number of conditions recommended that would 
control unforeseen land contamination, risks to controlled waters posed by the 
infiltration of surface water into the ground and risks to groundwater posed by 
piling or any other foundation designs using penetrative methods. NRW has 
also confirmed that, based on the findings of the Extended Phase 1 Habitat 
Survey, no advice is required in respect of European protected species.   
 
Welsh Water: 
Welsh Water has confirmed that there is existing capacity within the public 
sewerage network for domestic foul only flows and there are no problems 
envisaged with the waste water treatment works for the treatment of domestic 
discharges. In addition, no objection has been raised to the proposed 
residential development in relation to water supply, and attention is drawn to 
the fact that surface water infrastructure, incorporating SuDS features, is likely 
to need consent from the SuDS Approval Body (SAB). 
 
Western Power and W&W Utilities: 
Approximate position of apparatus in the vicinity of the application site is 
highlighted. 
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3.16 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
3.17 
 
 
 
 
 
3.18 
 
 
 
 
 
 
 
 
 

 
 
3.19 
 
 
 
 
 
 
 

Coal Authority: 
The Coal Authority (TCA) has confirmed that the application site falls within 
the defined Development High Risk Area and as such, there are coal mining 
features and hazards which need to be considered in relation to the 
determination of this application. TCA has considered the findings of the 
submitted Coal Mining Risk Assessment and agrees with its recommendation 
that further selective probe drilling should be undertaken in order to confirm 
the extent of any workings/underground roadways requiring treatment. It also 
advised that consideration is given to the risk of mine gas as part of this further 
site investigation work and the need for any remedial/mitigation measures. 
Overall, TCA has raised no objection to the proposed residential development 
subject to the imposition of a condition securing further intrusive site 
investigation work and the submission of the findings and the approval and 
implementation of a detailed remediation scheme as necessary.  
 
GGAT: 
No objection to the proposed residential development. The remediation and 
ground raising works previously undertaken on the site would have resulted in 
any remaining archaeological features being deeply buried. As such, it is 
unlikely that significant archaeological remains would be encountered during 
the course of the development. 
  
Public Consultation: 
Strikethrough to delete as appropriate 
 

 14 letters to nearby buildings 
 8 site notice(s) 
 1 press notice  
 website public register of applications 
 ward members by letter 
 all members via weekly list of applications received  
 other 

 
Response: 
A response has been received from a Ward Member, requesting that the 
planning application go before Planning Committee to consider the flooding 
issue, in particular. A preference for a vehicular access into the site from the 
north off Steel Works Road is also highlighted and a concern is raised over 
potential overlooking issues between the Croft building to the north and 
proposed house plots 9-13.  
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3.20 
 

One objection has also been received raising concerns over the additional 
volume of traffic along Steel Works Road. It is considered that the volume of 
traffic has continued to increase along this road since it was upgraded and 
there are difficulties turning on to the road from side streets. Additional cars 
from the new homes will result in the road becoming busier and potentially 
more hazardous. Concerns are also raised in relation to an existing backlog of 
traffic along Lime Avenue in the mornings, and it is felt that any vehicular 
access onto this road will add more vehicles and create more chaos.      
 

4.  Planning Policy 
 
4.1 
 
 
 
 
 
 
 
 
 
 
 
 
4.2 
 
 
 
 
 
 
4.3 
 
 
 
 
 
 
 
 
 
 

Team Manager Development Plans: 
The Team Manager has confirmed that the application site is allocated for 
residential development as part of the wider mixed use development allocation 
on “The Works” site (Policy MU2). However, attention is drawn to the fact that 
the eastern edge of the site falls within a Flood Zone C2, along with a small 
area of proposed road and parking areas. Whilst the Team Manager 
acknowledges that the majority of the application site, including the proposed 
houses, falls outside the Flood Zone C2, reference is made to paragraph 6.2 
of TAN 15: Development and Flood Risk, which states that highly vulnerable 
development, such as residential, should not be permitted in Flood Zone C2. 
There also remains the potential for access and egress to the proposed 
houses to be affected by flooding and, on this basis, the Team Manager has 
raised an objection to the proposed development. 
 
In addition to the above, comments have been provided in relation to the 
requirements of the adopted Phase 1: Northgate Site Development Brief. 
Whilst certain areas of non-compliance have been highlighted, no objection to 
the proposed residential development has been raised in respect of design 
matters or a fundamental conflict with the requirements of the Development 
Brief.   
 
LDP Policies: 
 
 SP1 Northern Strategy Area – Sustainable Growth and Regeneration; 
 SP4 Delivering Quality Housing; 
 SP5 Spatial Distribution of Housing Sites; 
 SP6 Ensuring Accessibility; 
 SP7 Climate Change; 
 SP10 Protection and Enhancement of the Natural Environment; 
 SP11 Protection and Enhancement of the Historic Environment; 
 DM1 New Development;  
 DM2 Design and Placemaking; 
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 DM3 Infrastructure Provision;  
 DM7 – Affordable Housing; 
 DM12 – Provision of Outdoor Sport and Play Facilities; 
 DM14 Biodiversity Protection and Enhancement;  
 DM15 – Protection and enhancement of the Green Infrastructure; 
 DM16 Trees, Woodlands and Hedgerow Protection; 
 SB1 Settlement Boundaries;  
 MU2 – ‘The Works’; and 
 H1 – Housing Allocations. 

 
Supplementary Planning Guidance: 

 Access, Car Parking and Design (March 2014); 
 A Model Deign Guide for Wales – Residential Development (March 

2005); 
 Planning Obligations – Note 7 (September 2011); 
 The Works Design and Masterplan (October 2013); 
 Phase 1: Northgate Development Brief (August 2017); and 
 The Works Design Codes: Masterplan Update (June 2010). 

 
PPW & TANs: 
 
 Planning Policy Wales (Edition 10, December 2018); 
 Technical Advice Note 2: Affordable Housing (June 2006); 
 Technical Advice Note 12: Design (March 2016);  
 Technical Advice Note 15: Development and Flood Risk (July 2004); and 
 Technical Advice Note 24: The Historic Environment (May 2017). 

 
 

5. Planning Assessment 
 
5.1 
 
 
 
 
 
 
 
 
 

Principle of Development  
The Blaenau Gwent LDP indicates that the application site lies within the 
settlement boundary within which development is normally permitted subject 
to other policies within the plan and material considerations (Policy SB1). The 
site is also allocated for mixed use development as part of the regeneration 
scheme of the former steelworks site (Policy MU2). Amongst other things, ‘The 
Works’ site is allocated for 520 houses (Policies MU2 and H1) and The Works 
Design and Masterplan SPG identifies the application site as residential plots 
B and C which will contribute towards this overall target. The proposed 
residential development is therefore considered to be acceptable in land use 
terms and I am satisfied that the proposal would be compatible with 
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surrounding neighbouring land uses which includes a mixture of residential, 
employment and community uses. 
 
The Works Design and Masterplan SPG splits the ‘The Works’ site up into six 
character areas. The application site falls within the ‘Urban Centre Character 
Area’ which is described as a busy mixed use area close to the town centre 
designed around the main square. It is anticipated that new residential areas 
within this area would be of a higher density (35-50 dwellings per hectare) with 
a higher proportion of apartments, town houses and semi-detached properties 
(see Table 1, pages 13-14, of SPG). The indicative housing allocation for the 
application site is 100 dwellings based on a density of 50 DPH (see Appendix 
4 of SPG).  
 
The proposed residential development would provide 56 houses which falls 
significantly below the indicative housing numbers and high density aspired 
for by The Works Design and Masterplan SPG. However, it is recognised that 
a number of site constraints have reduced the amount of land available for 
built development. These include the retention of the belt of protected trees 
and flooding issues along the eastern boundary of the site, the retention of a 
smaller group of protected trees in the north-western corner of the site and the 
need for additional land in order to meet Sustainable Drainage Systems 
(SuDS) requirements. The requirement for SuDS only came into effect after 
the SPG was adopted and the applicant has demonstrated that when the areas 
of constraint are removed from the housing density calculation (i.e. the 
calculation is based on net rather than gross developable area) the proposed 
housing density on the site would be above the lower range figure of 35 
dwellings per hectare identified by The Works Design and Masterplan SPG. 
As such, I am satisfied that the proposed housing density is acceptable. 
 
In terms of the type of housing, the proposed residential development would 
comprise of a mixture of flats, short terraces, and semi-detached and detached 
houses. The proposed flats and a block of terraced properties at the northern 
end of the site would also be designated as affordable housing. Among other 
things, Policy SP4 seeks to secure a mix of dwelling types, sizes and tenure 
in order to create mixed and balanced communities and meet the housing 
needs. The Team Manager – Development Plans has confirmed that the most 
recent Housing Market Assessment (May 2019) identifies a need for all of the 
housing types proposed. It is, however, noted that the market need is greatest 
for 2 bed properties followed closely by 3 bed properties with less need for 4 
and 1 bed properties. Whilst the proposed market housing types are heavily 
weighted towards 3 bed properties, I am satisfied that the proposed residential 
development has a sufficient mix of house types that would positively 
contribute to meeting the housing needs of local residents. As such, the 
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proposal is considered to be in accordance with the requirements of strategic 
housing policies SP4 and SP5.   
 
Flood Risk 
The River Ebbw is located just to north east of the application site on the far 
side of Steel Works Road. The River Ebbw enters a large culvert at this 
location and remains culverted for a length of 160m where it subsequently 
discharges into an open channel south of the site. The majority of the 
application site, including all areas where houses are proposed to be located, 
falls outside of the Flood Zone C2 as defined on the Development Advice 
Maps that accompany the Welsh Government’s Technical Advice Note 15: 
Development and Flood Risk (TAN 15). There are, however, certain areas of 
land within the application site that fall within this flood zone. In particular, the 
tree covered area of land that runs along the eastern boundary of the site 
(shown at the top of Figure 2 below, adjacent to Steel Works Road) falls within 
Flood Zone C2. This is primarily due to it being at a lower land level than the 
majority of the site that has previously been raised and re-profiled to create a 
development plateau (planning permission C/2009/0023 refers). No built 
development is proposed on this lower lying area of land. 
 

 
 
Figure 2 – Extent of Flood Zone C2 (Hatched blue) 
 
Flood Zone C2 also extends beyond this lower lying tree covered area onto 
the development plateau where built development is proposed. The extent of 
the conflict between built development and this flood zone is however limited 
to the following:  
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 the rearmost part of the gardens of plots 22, 27, 28 and 29, which would 
back on to the tree covered area;  

 the footpath and gardens to the front of plots 35, 36 and 37, which would 
be located opposite the General Offices and Gwent Archive building; and  

 the internal site access road, gardens and off-street parking spaces to 
the front of plots 15 and 16, which would be located toward the north-
eastern end of the application site. 

 
Flood Zone C2 is described as an area of floodplain without significant flood 
defence infrastructure (see Figure 1 of TAN 15). TAN 15 categorises all 
residential uses as highly vulnerable development, and Paragraph 6.2 
indicates that new development should be directed away from Zone C and that 
highly vulnerable development should not be permitted in Zone C2. The 
proposed development would therefore conflict with national policy and it is on 
this basis that the Team Manager – Development Plans has raised an 
objection to the proposed residential development. 
 
Notwithstanding the above, a Flood Consequence Assessment (FCA) and 
additional letter containing technical information on the rate of rise of flood 
water has been submitted with the application. Natural Resources Wales 
(NRW) has reviewed the FCA and additional letter which are based on the 
finished floor levels (FFLs) being set at a minimum of 274.23m AOD. The 
findings of this assessment with the advice of NRW, where appropriate, are as 
follows: 
 
 During 1% (1 in 100 year) and 1% (1 in 100 year) plus 25% for climate 

change annual probability fluvial flood events, the application site would 
remain entirely flood free. 

 During a 0.1% (1 in 1000 year) annual probability fluvial flood event, the 
development plateau would be flood free with any flooding confined to the 
lower area of tree covered land adjacent to the eastern boundary of the 
site. 

 During a 1% (1 in 100 year) plus 25% for climate change (with a 50% 
blockage of the culvert) annual probability fluvial flood event, NRW have 
indicated that the proposed properties and gardens would be flood free.  

 During a 0.1% (1 in 1000 year (with a 50% blockage of the culvert)) annual 
probability fluvial flood event, the proposed properties are predicated to 
flood to a maximum depth of 200mm at a maximum velocity of 0.5m/s. 
NRW has confirmed that the maximum flood depths are within the tolerable 
limits set out within TAN 15. The maximum velocity would, however, 
exceed the tolerable limit set out within TAN 15 and result in a Flood 
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Hazard rating below 0.75 which is classed as a ‘Very Low Hazard – 
Caution’. 

 During a 0.1% (1 in 1000 year (with a 50% blockage of the culvert)) annual 
probability fluvial flood event, the maximum rate of rise of water on the 
development plateau is 0.041 m/hr. NRW has confirmed that this 
maximum rate of rise is within the tolerable limits set out within TAN 15. 
The maximum rate of rise of water on the lower area of tree covered land 
adjacent to the eastern site boundary is 2.18 m/hr, which exceeds the 
tolerable limits set out within TAN 15. However, as indicated above, this 
lower area of land would remain undeveloped as part of the proposed 
residential development. 

 The extent, frequency and impacts of flooding elsewhere would be 
unchanged as a result of the proposed residential development, which 
meets the flood consequence requirements within TAN 15. 

 The proposed management of any residual flood risk is set out in section 
4.3.1 of the FCA, which includes ensuring a minimum FFL of 274.23m 
AOD on the site’s development plateau and leaving the tree covered area 
of land that runs along the eastern boundary of the site undeveloped. 

 
There is a clear conflict between flooding related planning policies (TAN 15 
and LDP Policy SP7) and the housing allocation policies within the LDP 
(Policies MU2 and H1). On the one hand, the proposed residential 
development is deemed acceptable in land use terms by LDP allocations, 
while on the other, TAN 15 and LDP Policy SP7 indicates that highly 
vulnerable development, such as residential development, should not be 
permitted in Flood Zone C2.  
 
This conflict has occurred for two main reasons. Firstly, the lower lying tree 
covered area of land adjacent to the eastern boundary has been included 
within the application site despite being retained in its current undeveloped 
form and remaining somewhat segregated from the main development plateau 
by existing topography and various forms of proposed boundary treatment. I 
am also of the understanding that this undeveloped area of land will now 
remain within the ownership and control of the Council. As such, even though 
this area of land falls within application site boundary, I am of the view that it 
can be treated as if it doesn’t form part of the proposed residential 
development. Accordingly, I only afford limited weight to the risk and 
consequences of flooding on this particular area of land.  
 
The second reason for the conflict relates to the fact that it was anticipated 
that the land raising and re-profiling works previously undertaken on the site  
would create a development plateau that would fall outside of the Flood Zone 
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C2. However, when the most recent Development Advice Maps were 
published by NRW in 2019, small areas of the development plateau, 
particularly along the south-eastern edge and the north-eastern part of the site, 
remained within Flood Zone C2. Whilst these identified areas of flood risk are 
small with no proposed houses to be located within them, it must be 
acknowledged that a strict application of national and local flooding related 
policies would render the proposed residential development unacceptable in 
principle. If this position were to be taken, the justification tests and the 
acceptability of the consequences of flooding as set out in paragraph 6.2 of 
TAN 15 should not be applied. However, in my view, a more balanced 
approach is required in this instance in recognition of the fact that the 
application site is allocated for housing within the adopted LDP based on it 
being a brownfield site that forms part of the Council’s regeneration initiative 
for ‘The Works’ site. 
 
The submitted FCA and additional letter containing technical information on 
the rate of rise of flood water confirms that the application site’s main 
development plateau remains flood free for all modelled events up to and 
including the 0.1% (1 in 1000 year) flooding event in the free-flowing scenario. 
When a 50% blockage scenario of the nearby culvert is considered for 1% (1 
in 100 year) plus 25% climate change flooding event, NRW has confirmed that 
the proposed properties and gardens would not be affected by flooding. I note 
that this modelled scenario appears to most closely resemble the spatial extent 
of the Flood Zone C2 designation covering the application site as shown on 
the Development Advice Map.  
 
The worst case scenario modelled, 0.1% (1 in a 1000 year) flooding event with 
a 50% culvert blockage, predicts that most, but not all, of the application site 
would experience flooding. However, an extreme flooding event of this nature 
appears to go beyond the modelling used to define the Flood Zone C2 on the 
Development Advice Maps. Moreover, NRW are satisfied that the risks and 
consequences of flooding could be managed to an acceptable level provided 
the mitigation measures set out in paragraph 4.3.1 of the FCA are secured via 
condition. The recommended mitigations measures include ensuring that a 
minimum finished floor level of 274.23m AOD is achieved and any significant 
low points or topographic depressions are filled in order to minimise the risk of 
surface water ponding. Whilst I note that the submitted topographic survey of 
the application site indicates that the ground levels of the development plateau 
are currently above this minimum ground level, I consider it pertinent to take 
precautionary approach and secure details of the final finished floor levels of 
all houses and their curtilages via condition. I also recommend that a detailed 
flood evacuation plan is secured via condition in order to ensure that the 
consequences of flooding are adequately managed in the event of a worst 
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case flooding scenario. The flow and management of surface water on the site 
will be controlled and approved via a separate consent considered by the 
SuDS Approval Body. 
 
Layout, Scale and Design 
In terms of site layout, the proposed development provides a good urban 
presence by fronting the houses on to Lime Avenue to the west (see figure 3 
below) and towards the General Offices building along the southern boundary 
of the site. The proposed townhouse style terrace blocks have been revised 
to increase the mass of the buildings on prominent corners and vertically 
emphasised feature windows have been added to the side elevation of certain 
blocks to help articulate the turning of the corner and create more of a gateway 
into the site off Lime Avenue. Modern style roof dormers have also replaced 
the central 3 storey gables on two of the blocks in order to provide a more 
varied roof-scape and visual interest along Lime Avenue. 
 
 
 

   
 
Figure 3 – Townhouse style terrace blocks fronting Lime Avenue 
 
Within the site itself, the houses also predominately front on to the internal 
roads, providing active frontages and natural surveillance of the public realm 
(see Figure 4). Houses proposed on prominent corner plots are also 
articulated to turn the corner through the use of dual aspect rooms containing 
both front and side windows. I note that only one of the private parking courts 
has a house fronting directly on to the entrance, providing good levels of 
natural surveillance. However, in respect of the other private parking courts, I 
am satisfied that sufficient levels of natural surveillance would be provided by 
the windows incorporated into the side elevations of the proposed houses 
adjacent to the entrances in conjunction with overlooking from the proposed 
houses located immediately opposite. The additional east-west pedestrian link 
between Lime Avenue and Steel Works Road, and north-south pedestrian link 
through the site, would also benefit from natural surveillance as well as 
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providing good levels of access through the site and connectivity with nearby 
community facilities and services, such as the train station. 
 

 
 
Figure 4 – Examples of proposed detached and semi-detached houses which 
overlook the public open space/attenuation basin located in the south-western 
corner of the site 
 
In terms of scale and design, I am of the opinion that the proposed two and 
three storey houses would be appropriate within the local context. The mix of 
house types in the form of short terraces, and detached and semi-detached 
houses would also ensure a diverse housing stock and visually interesting 
street scene. The proposed houses are a mix of both traditional and more 
contemporary design, and in order to break up the facades of the buildings 
and provide architectural interest, a mix of materials and textures are 
proposed. The latter includes a mixture of blue band brink plinth with red brick 
and white render. The roofs would be finished in slate effect roof tiles and the 
doors and windows frames would comprise of dark grey wood effect UPVc. 
Whilst I consider this design approach to be acceptable in principle, I 
recommend that a condition is imposed requiring the submission of sample 
materials. Such a condition would provide sufficient flexibility to secure 
alternative materials more in line with The Works Design Codes: Masterplan 
Update if those originally submitted were found to be unacceptable. 
 
Whilst I acknowledge that not all of the design requirements set out within the 
adopted Phase 1 – Northgate Design Brief and The Works Design Codes: 
Masterplan Update would be met by the proposed residential development, I 
am satisfied that the proposal would be accordance with the general thrust of 
the guidance. Overall, I am of the opinion that the proposed residential 
development would be of a good design and in keeping with the character and 
appearance of the street scene and surrounding area. As such, the proposal 
is considered to be in accordance with requirements of Policies DM1 and DM2 
in terms of design and placemaking. 
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Highways and Parking  
In terms of vehicular access, the proposed residential development would 
utilise the two existing bell mouth junctions off Lime Avenue, which adjoin the 
western boundary of the site. The existing gated access at the north-eastern 
corner would be closed off from the application site and would effectively 
become a private drive for “The Croft” property located just to the north.  
 
Lime Avenue is the main spine road which has been designed to serve all of 
the development plateaus within ‘The Works’ site, including the proposed 
residential development on the application site. Accordingly, the need for 
vehicular access to be solely off Lime Avenue is set out in the adopted Phase 
1: Northgate Site Development Brief and the Team Manager – Built 
Environment has raised no objection to the proposed residential development 
given that Lime Avenue has been designed to accommodate the associated 
traffic movements. I am therefore satisfied that the proposed residential 
development would not detrimentally affect the safe, effective and efficient use 
of the highway network. 
 
In respect of onsite car parking provision, the proposed residential 
development would be served by a mixture of off-street parking to the side of 
the proposed houses and private parking courts. The application site is located 
within a sustainable location with public transport and local facilities all within 
close proximity to the site. Based on these sustainability credentials, a 
reduction of one parking space for each 2, 3 and 4 bedroom house is 
acceptable. The proposed residential development would at least meet the 
minimum car parking requirement for each house, with additional parking 
spaces provided through the provision of garages in certain instances. The 
Team Manager – Built Environment has confirmed that the proposed level of 
car parking is appropriate to meet the needs of the proposed residential 
development, but has requested that a Travel Plan (TP) that encourages 
greater use of non-car modes of transport is secured via condition. A TP can 
include measures such as the promotion of public transport, walking and 
cycling provision and car sharing schemes.  
 
I am also satisfied that other matters raised by the Team Manager – Built 
Environment, such as the appropriate provision of the car parking spaces, 
access roads, footways, street lighting and the closing off of the gated access 
located in the north-eastern corner of the site can be addressed via suitably 
worded conditions. Accordingly, the proposed residential development is 
considered to be in accordance with Policy DM1 in respect of highways and 
parking matters. 
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It is noted that vehicular access and highway safety concerns were contained 
within the correspondence received as part of the public consultation exercise. 
In summary, a preference for a vehicular access off Steel Works Road was 
highlighted and highway capacity and safety issues in respect of both Steel 
Works Road and Lime Avenue were raised. The Team Manager – Built 
Environment has considered these matters and has confirmed that a transport 
assessment was submitted with the original planning application for ‘The 
Works’ site and all key junctions and roads that were identified as requiring 
upgrading works have been completed. Steel Works Road was assessed at 
this time, and subject to the identified upgrades, was demonstrated as having 
sufficient capacity to accommodate all of the proposed traffic movements 
associated with ‘The Works’ development site. He also indicates that the 
Highway Authority is not aware of any significant issues in this area and notes 
that it is not uncommon for vehicles accessing directly onto the principal 
highway network from side streets to experience some minor delays merging 
with traffic at peak times. 
 
With regard to Lime Avenue, the Team Manager – Built Environment has 
stated that the Highway Authority is aware of high levels of traffic along Lime 
Avenue at peak times. However, this is considered to be temporary in nature 
and is expected due to the proximity to the school and college. Moreover, there 
are alternative traffic routes from the principal highway network to Lime 
Avenue that vehicles can use to access this particular development.   
 
Landscaping and Trees 
There are limited number of natural features on the application site given its 
previous use and subsequent land raising and re-profiling works. However, 
there are two distinct areas of tree cover on the application site that have high 
landscape value: a band of trees running along the eastern boundary of the 
site and a smaller group of trees in the north-western corner. Both groups of 
trees are covered by Tree Preservation Order BG100.  
 
Only four trees within the north-western corner of the site are proposed to be 
removed as part the residential development. The submitted Tree Survey 
Reports classify all of these trees as unsuitable for retention because they are 
suffering from Ash dieback, have poor physiology or are liable to failure and a 
safety risk. The Team Manager – Natural Environment has confirmed that pre-
application consultation has taken place with the applicant and no objection is 
raised to the removal of these trees which have a low retention value. The 
proposal would therefore accord with Policy DM16 in relation to the protection 
of trees.       
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The submitted Landscape, Biodiversity and Amenity Strategy Plan illustrates 
how the existing groups of protected trees would be retained and integrated 
with proposed landscaping features which form a key component of the 
sustainable drainage scheme that would serve the proposed residential 
development. These include proposed shrub and herbaceous beds to the 
frontages of houses and rain gardens, proposed wildflower grassland within 
the attenuation basin/ public open space and a proposed mix of grasses and 
herbaceous planting within the swales. New tree planting would also be 
undertaken at key locations across the site, most notably within the new area 
of public open space adjacent to the Mill Stand Monument and opposite the 
General Offices and Gwent Archives building.  
 
The Team Manager – Natural Environment has confirmed that the landscaping 
proposals include both a robust replacement tree strategy and utilise the green 
infrastructure to good effect as a sustainable drainage scheme. I am also 
satisfied that the proposed residential development would incorporate an 
appropriate mix of boundary walls, fences, block paving, paving slabs and 
tarmac finishes to hard landscape areas that would define private, semi-private 
and public spaces. Final detailed designs of both the hard and soft landscaping 
scheme can be secured via condition. I also recommend that permitted 
developments rights are removed for the erection of gates, fences, walls or 
other means of enclosure given the visual prominence of the application site 
and the high design standards set for ‘The Works’ site as a flagship 
regeneration scheme. 
 
I am therefore of the view that the proposed soft and hard landscaping 
schemes would provide an appropriate visual setting and allow the proposed 
development to integrate effectively with the street scene and surrounding 
area. Accordingly, the proposal would meet the requirements of Policy DM2 in 
respect of hard and soft landscaping matters.  
 
Affordable Housing and Other Planning Obligations 
Policy SP4 seeks to deliver a mix of dwelling types, including at least 335 
affordable dwellings over the plan period. To help meet this requirement, 
Policy DM7 seeks to secure 10% affordable housing on all residential 
proposals subject to evidence of affordable housing need, viability 
considerations and other criteria relating to the size of the proposed 
development.  
 
The proposed residential development would provide 5 affordable houses on 
site, comprising of 2no. one bedroom flats and 3no. two bedroom houses.  The 
Team Manager – Development Plans has confirmed that the latest Housing 
Market Assessment (May 2019) identifies a need for such properties within the 
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local area, and the Residential Development Officer has confirmed that the 
proposal will go some way towards meeting the social housing needs of the 
residents of Blaenau Gwent.  
 
Notwithstanding the acceptability of the types of affordable housing proposed, 
the provision of only 5 affordable houses on the site would fall short of the 10% 
contribution required for the 56 houses proposed in total. As such, in 
accordance with the requirements of Policy DM7 and the adopted Planning 
Obligations Supplementary Planning Guidance, the applicant has also agreed 
to provide a commuted sum that would cover the 0.6 of a house. A Section 
106 agreement would be required to secure the provision of the 5 onsite 
affordable houses and the related commuted sum. The tenure of affordable 
houses (e.g. social rent or low cost home ownership) would be agreed at this 
stage.  
 
In addition to affordable housing, Policy DM3 requires new development to 
meet the infrastructure needs that it generates, including the improvement or 
provision of infrastructure, services and community facilities. Whilst no request 
has been received for a financial contribution in respect of education, the 
Leisure Department has identified a need for sport/play facilities within the 
Ebbw Vale North Ward and requested a financial contribution towards the 
provision of new offsite facilities. The latter is also supported by Policy DM12 
which seeks to secure the provision of outdoor sport and play facilities with all 
new residential developments of 10 or more units. As such, a financial 
contribution has been sought for £130,000 towards the provision of a new 
wheeled sports facility (e.g. skateboard park) elsewhere on ‘The Works’ site. I 
am satisfied that a financial contribution of this nature would meet the three 
planning obligation tests set out under the Community Infrastructure Levy 
regulations. The applicant has also agreed for the financial contribution to be 
secured as part of the Section 106 agreement highlighted above. 
 
I am therefore of the view that, subject to the completion of a Section 106 
agreement, the proposed residential development would make an appropriate 
contribution to the provision of affordable housing within the local area and 
meet the infrastructure needs that it generates. Accordingly, the proposal is 
considered meet the requirements of policies SP4, DM3, DM7 and DM12. 
 
Residential Amenity 
The only residential property that adjoins the application site boundary is ‘The 
Croft’ located to the north. A Ward Member has raised concern over potential 
overlooking issues between this existing property and proposed house/flat 
plots 9-13. A separation distance of at least 21m would be maintained between 
this neighbouring property and the proposed houses/flats, which is considered 
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sufficient to avoid any unacceptable overbearing, overshadowing or 
overlooking impact on the residential amenity of the occupiers. The proposed 
1.8m high close board fence to the rear of the proposed houses/flats would 
also provide adequate screening between the newly created rear gardens and 
the front drive/parking area of ‘The Croft’. 
 
The closest residential building to the west is ‘The Rookery’ care home which 
is located at least 27m from the proposed houses that front on to Lime Avenue. 
This property is also at a higher land level than Lime Avenue and benefits from 
landscape screening in the form of trees along much of its rear boundary. As 
such, I am satisfied that the proposed residential development would not have 
a detrimental impact on the residential amenities of the occupiers of this 
building.  
 
To the east of application site is residential area of Heol Cae Ffwrnais, which 
is separated from the application site by Steel Works Road. The latter is largely 
screened on both sites by belts of trees and a significant separation distance 
of approximately 50m would separate existing and proposed dwellings. As 
such, I am satisfied that the proposed residential development would not have 
a detrimental impact on the residential amenities of the occupiers of Heol Cae 
Ffwrnais.     
  
The proposed house plots 35-37 would be located in closest proximity to the 
General Offices and Gwent Archive building to the south. An adequate 
separation distance of at least 20m would be maintained between the existing 
and proposed buildings and I am satisfied that the amenity of the users of the 
General Offices and Gwent Archive building would not be unduly affected 
given its employment use.  
 
The Specialist Environmental Health Officer has indicated that a construction 
and environmental management plan should be secured as part of any 
planning permission that is granted. I agree that a condition of this nature is 
necessary given the sensitive land uses within the local area, such as 
education buildings and residential properties. 
 
With regards to the residential amenity of the future occupiers of the 
development, I am of the view that the proposed residential use would be 
compatible with surrounding neighbouring land uses which includes a mixture 
of residential, employment and community uses. I note that the adopted Phase 
1: Northgate Site Development Brief indicates that a noise survey should be 
undertaken as part of the proposed development. The Specialist 
Environmental Health Officer has not, however, requested a survey of this 
nature or raised any concerns in respect of noise impacts. 
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The proposed layout, building orientations and window arrangements would 
prevent any direct overlooking between the habitable room windows of the 
proposed houses. I am also satisfied that the future occupiers of the houses 
would not experience unacceptable levels of overbearing or overshadowing 
from neighbouring buildings. All of the proposed houses would be provided 
with adequate private garden space, and whilst I note that some of the 
proposed private gardens are not overly generous in terms of size, this is not 
uncommon in an urban environment. The immediate area also benefits from 
additional outdoor public amenity space in the form of the nearby square which 
is readily accessible to future occupiers.  
 
Notwithstanding the adequacy of the provision of private amenity space, I 
recommend the removal of permitted development rights for the erection of 
extensions and other alterations to the houses and the erection of curtilage 
buildings given the restrictive nature of some of the plots. This control over 
future development is also necessary given the visual prominence of the 
application site and the high design standards set for ‘The Works’ site as a 
flagship regeneration scheme. 
 
Overall, I am of the opinion that the proposed residential development would 
not have an unacceptable impact on the residential amenity of the occupiers 
of the surrounding properties or the future occupiers of the site. As such, the 
proposal is considered to be in accordance with Policy DM1 in respect of this 
matter. 
  
Historic Environment 
There are a number of historic assets located within the vicinity of the 
application site. Most notably, the British Steel Tinplate Works General Office 
listed building (Grade II*) is located adjacent to the southern boundary of the 
site. In the wider area, the Furnace Bank (Grade II) and Newtown Bridge 
(Grade II*) are located approximately 80m to the north-east and over 200m to 
the north of the application site respectively. The Mill Stand, which is a retained 
rolling mill historical feature from the former Steelworks site, is also located 
immediately adjacent to the south-eastern corner of the site. However this 
historical feature is not protected by any statutory designations. 
 
The application site falls within the setting of these historic assets and 
consideration must therefore be given to the impact of the proposed residential 
development. Technical Advice Note 24: The Historic Environment (TAN 24) 
describes the setting of an historic asset as: 
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“…the surroundings in which it is understood, experienced, and appreciated 
embracing present and past relationships to the surrounding landscape. Its 
extent is not fixed and may change as the asset and its surroundings evolve. 
Elements of a setting may make a positive or negative contribution to the 
significance of an asset, may affect the ability to appreciate that significance 
or may be neutral.” (paragraph 1.25) 
 
In accordance with the requirements of TAN 24, the applicant has prepared a 
Heritage Impact Statement (HIS) which focusses on the closest listed building, 
namely the British Steel Tinplate Works General Office. This building is listed 
as a very fine and rare survival of an industrial office complex, with much of its 
character and detail well-preserved. It was designed by a leading firm of 
Cardiff architects to an unusually high specification, reflecting the great 
prosperity of the steelworks in the Edwardian period. 
 
The setting of The General Offices was always anticipated to evolve as part of 
the regeneration of ‘The Works’ site and the HIS draws attention to the fact 
that residential development is considered acceptable in principle on the 
application site by the very nature of its LDP allocation. The HIS also argues 
that the site currently detracts from the way in which the heritage asset is 
experienced given that is bare and open with no relationship to built 
development. In doing so, it also notes that the surrounding land within ‘The 
Works’ site is largely developed, enhancing the appreciation of the building as 
it increases footfall to the area, public awareness of the General Offices 
building and the wider industrial heritage of the site.  
 
In terms of the visual impact on the setting of the General Offices building, the 
HIS acknowledges that there is inter-visibility between the proposed 
residential development and this Listed Building via the paved area of public 
space which separates them. The HIR states that the proposal has positively 
addressed this relationship by fronting proposed houses on to this space and 
providing a proportionate landscaped area that helps soften the impact. 
Overall, the HIR states that the proposed residential development has been 
designed sympathetically to respect and complement the General Offices 
building, and would contribute positively to the way the asset is appreciated, 
experienced and understood.  
 
I broadly agree with the findings of the HIS and am satisfied that the proposed 
residential development on the application would continue the accepted 
evolution of the General Offices’ setting into a good quality urban environment. 
I consider the scale and design of the proposed houses to be respectful of the 
General Offices building and agree with the findings of the HIS in that the 
proposals would contribute positively to the public space that separates this 
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Listed Building and the application site. As such, I am satisfied that the 
proposal would preserve the setting of this Listed Building. 
 
With regard to the other listed buildings within surrounding area highlighted 
above, a much greater separate distance exists between them and the 
application site. Existing residential development also forms an established 
element of the setting of these Listed Buildings, and significant screening 
exists in the form of both buildings and trees between the application site and 
these heritage assets. As such, I am of the opinion that the proposal would 
preserve the setting of the Furnace Bank or Newtown Bridge Listed Buildings. 
 
The adopted Phase 1: Northgate Site Development Brief indicates that the Mill 
Stand feature must be retained and its setting enhanced as part of any 
proposed development. An area of open space, which will also function as an 
attention basin, is proposed adjacent to the Mill Stand. This would increase 
the area of public open space surrounding the Mill Stand and, in my view, 
enhance its setting provided the existing brick wall is removed to enable the 
integration of existing and proposed spaces. I recommend that the removal of 
the existing brick wall is secured via an appropriately worded condition.  
 
I note that the Development Brief indicates that a building record should be 
commissioned of the Mill Stand feature. However, the Mill Stand is to be 
retained in its current location and it is noted that the Glamorgan Gwent 
Archaeological Trust has not advised that a building record of this historic 
feature should be undertaken. In any event the Mill Stand feature is located 
outside of the application site boundary and I am of the view that a building 
record should not be undertaken as part of the proposed development. 
 
I am therefore of the opinion that the proposed residential development would 
preserve, and some instances enhance, the setting of heritage assets. 
Accordingly, the proposal is considered to be in accordance with requirements 
of TAN 24 and LDP Policies SP11. 
 
Ecology     
An Extended Phase 1 Habitat Survey has been submitted with the application 
which indicates that the habitats identified on the site have a moderate to low 
conservation value. The features that are particularly important for wildlife are 
those located primarily along the boundaries of the site, such as the woodland 
strip on the eastern part of the site. These features would not be directly 
impacted by the proposed development. 
 
In respect of species, the site has been found to have a limited value for 
protected species mainly due to the urban location of the site and the high 
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levels of disturbance. The site has the ability to provide habitat and resources 
for common birds, bats and reptiles. The wildlife value of the site can, however, 
be maintained through the retention the woodland areas along the boundaries 
of the site. These features would also continue to support pollinating insects.  
 
An additional Ecology Note on Reptiles has been submitted which explains 
that attempts were made to undertake a reptile survey in March/April and 
August/September 2020. However, a combination of Covid-19 restrictions and 
vandalism to, and theft of, the survey equipment installed on site has resulted 
in both surveys having to be aborted. The Ecology Note indicates that a reptile 
survey and method statement should be undertaken before any works 
commence on site, but recommends that they are delayed until planning 
permission has been granted and the site has been secured to prevent public 
access.   
 
The Council’s Ecologist has raised no objection to the proposed residential 
development and agreed that a pragmatic approach should be taken in relation 
to a reptile survey and method statement, which can be secured via condition. 
She is also satisfied that the retention of the main wildlife features along the 
boundaries of the site would maintain the ecological value of the site and the 
incorporation of native vegetation planting in the proposed landscaping 
scheme and hedgehog passes in boundary treatments would be of benefit to 
foraging birds, mammals and insects. Such features can be secured under the 
related landscaping and boundary treatment conditions. I am also satisfied that 
other matters raised by the ecologist, such as the removal of invasive alien 
species of plant and the precautionary approach required during the bird 
breeding season can be addressed via appropriately worded informatives. 
 
I am therefore of the opinion that, subject the conditions and informatives, 
highlighted above, the proposed residential development would not have an 
unacceptable impact on the ecological interests of the site or the surrounding 
area. Accordingly, the proposal is considered to be in accordance with LDP 
Policies SP10, DM1 and DM14 in respect of biodiversity related matters. 
 
Ground Conditions 
In respect of ground stability, a Preliminary Coal Mining Risk Assessment 
(PCMRA) has been submitted which, among other things, presents the 
findings of rotary borehole drilling on the site. The PCMRA states that evidence 
of a void was encountered at one of the rotary boreholes, which may represent 
coal workings or an underground roadway. The depth of rock-head cover was, 
however, found to be insufficient to remove any risk of subsidence, and as 
such, further selective probe drilling is recommended to ascertain the extent 
of the workings requiring treatment.  
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The Coal Authority (TCA) agrees with the recommendations within the 
PCMRA, but has also highlighted the need for any further site investigation 
works to also consider the risk of mine gas. As such, TCA has raised no 
objection to the proposed residential development subject to the imposition of 
a condition securing further intrusive site investigation work and the 
submission of the findings and the approval and implementation of a detailed 
remediation scheme as necessary. I am also of the view that a condition of 
this nature is necessary to ensure that any land instability is appropriately dealt 
with and the site made safe for the proposed residential use.  
 
In terms of ground contamination, the submitted Ground Investigation Factual 
Report (GIFR) provides information on the ground conditions encountered on 
the site, in-situ test results, geotechnical and chemical laboratory tests results 
and ground water monitoring. It does not, however, appear to provide an 
interpretation of the findings or confirm whether any remediation measures are 
required to deal with any contamination on site. The Specialist Environmental 
Health Officer has considered the findings of the GIFR and highlighted the 
presence of asbestos contamination on the site. However, he raises no 
objection to the proposed residential development provided that a standard 
land contamination condition is imposed. I am also of the view that a condition 
of this nature is necessary to ensure that the site capable of effective 
remediation and is suitable for its intended residential use.  
 
In addition, Natural Resources Wales (NRW) has recommended conditions 
that would protect controlled waters from the mobilisation of contamination as 
a result of uncontrolled surface water infiltration into the ground and/or piling 
or any other foundation designs using penetrative methods. A further condition 
relating to the presence of unsuspected contamination on the site is also 
recommended. I am satisfied that such conditions are necessary given the 
findings of the GIFR and as such, I recommend that appropriately worded 
conditions which address these contamination issues are imposed.  
 
I am therefore of opinion that, subject to appropriate mitigation and 
remediation measures being secured via the conditions identified above, the 
proposed residential development would be acceptable in respect of ground 
stability and contamination. Accordingly, the proposal is considered to be in 
accordance with LDP Policy DM1 in respect of these matters.      
  
Drainage 
The proposed residential development would seek to connect foul water 
drainage to the main public sewerage network and Welsh Water has confirmed 
that spare capacity exists within the sewerage network and treatment works 
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to receive foul flows. I am satisfied that the details of a foul water drainage 
scheme for the proposal can be secured by an appropriately worded condition. 
Welsh Water has confirmed that no objection is raised to the proposed 
residential development in respect of water supply. 
 
In terms of surface water management, indicative Sustainable Drainage 
System (SuDS) details have been submitted with the application, indicating 
that the proposed residential development would incorporate rain gardens and 
roadside swales that would connect to a detention basin proposed in the 
southwest corner of the site. As the proposed residential development is for 
more than one dwelling, these SuDS details will require a separate consent 
from the SuDS Approval Body. The applicant has confirmed that discussions 
with the SuDS Approval Body are being undertaken separately to this planning 
application.     
 
Conclusion 
In summary, I am of the view that the proposed residential development is 
acceptable in land use terms and would not have a detrimental impact on 
residential amenity, protected trees, local biodiversity or the character and 
appearance of the street scene and surrounding area. Moreover, the proposal 
is considered to be acceptable in terms of access and car parking provision 
and would preserve the setting of surrounding listed buildings.  
 
Whilst it is acknowledged that the proposed residential development would 
partly fall within a Flood Zone C2, the proposed houses and gardens would 
largely fall outside of this high risk flood zone and the consequences of 
flooding have been found to be acceptable under the most extreme flooding 
event. On balance, I am of the opinion that the risk of flooding is not significant 
enough to warrant refusal of the application. Accordingly, I recommend that 
the proposed development be approved subject to the conditions highlighted 
and the completion of a Section 106 agreement securing affordable housing 
provision and the leisure related planning obligation. 
 

6. Legislative Obligations 
6.1 
 
 
 
 
 
 
 

The Council is required to decide planning applications in accord with the Local 
Development Plan unless material considerations indicate otherwise. The 
planning function must also be exercised in accordance with the principles of 
sustainable development as set out in the Well-Being of Future Generations 
(Wales) Act 2015 to ensure that the development and use of land contributes 
to improving the economic, social, environmental and cultural well-being of 
Wales.  
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The Council also has obligations under other legislation including (but not 
limited to) the Crime and Disorder Act, Equality Act and Human Rights Act. In 
presenting this report, I have had regard to relevant legislation and sought to 
present a balanced and reasoned recommendation. 
 

7.  Conclusion and Recommendation 
7.1 
 

Planning permission be GRANTED subject to the following condition(s) and 
the completion of a Section 106 agreement: 
 
1. The development shall be completed in full accordance with the following 

approved plans and documents: 
 
Approved Plans 
 Site Location Plan, Drawing No. SLP-01, stamped received 21st 

August 2020; 
 Proposed Site Layout Plan, Drawing No. TP-01 (Rev. D), stamped 

received 4th January 2021; 
 External Works Layout Plan, Drawing No. EW-01 (Rev. C), stamped 

received 7th December 2020; 
 Windermere House Type Planning Drawings (Plots 4, 5, 35, 37, 52 

& 53), Drawing No. WIN-PL-01 (Rev. C), stamped received 7th 
December 2020; 

 Windermere House Type – Option 2 Planning Drawings (Plots 1, 8, 
49 & 56), Drawing No. WIN-PL-02 (Rev. B), stamped received 7th 
December 2020; 

 Canterbury House Type Planning Drawings (Plots 6, 7, 54, & 55), 
Drawing No. CAN-PL-01 (Rev. C), stamped received 18th January 
2021; 

 Canterbury House Type – Option 2 Planning Drawings (Plots 2, 3, 
50, & 51), Drawing No. CAN-PL-02, stamped received 7th December 
2020; 

 2 Bed Affordable House Planning Drawings, Drawing No. 2BAFF-
PL-01 (Rev. A), stamped received 7th December 2020; 

 1 Bed Affordable Flat Planning Drawing, Drawing No. 211AF-PL-01 
(Rev. A), stamped received 18th January 2021; 

 Radleigh House Type Planning Drawings, Drawing No. RAD-PL-01 
(Rev. A), stamped received 18th January 2021; 

 Radleigh House Type – Option 2 Planning Drawings (Plots 43 & 48 
only), Drawing No. RAD-PL-02 (Rev. A), stamped received 7th 
December 2020; 

 Raglan House Type Planning Drawings, Drawing No. RAG-PL-01 
(Rev. A), stamped received 18th January 2021; 



Report Date: November 2020 
Report Author:  

 

 Raglan House Type – Option 2 Planning Drawings (Plots 18, 19 & 
33), Drawing No. RAG-PL02 (Rev. B), stamped received 18th 
January 2021; 

 Ascot House Type Planning Drawings, Drawing No. ASC-PL-01 
(Rev. A), stamped received 7th December 2020; 

 Plot 40 Garage Planning Drawing, Drawing No. G6-PL-01, stamped 
received 7th December 2020; 

 Plot 41 & 42 Garage Planning Drawing, Drawing No. G7-PL-01, 
stamped received 7th December 2020; 

 Chepstow House Type Planning Drawings, Drawing No. CHE-PL-01 
(Rev. A), stamped received 7th December 2020; 

 Standard Garage Planning Drawings, Drawing No. G1-PL-01, 
stamped received 21st August 2020; 

 Garage Planning Drawings (Garage to Plots 29-31), Drawing No. 
G2-PL-01, stamped received 21st August 2020; 

 Garage Planning Drawings – Tandem & Link Garage, Drawing No. 
G3-PL-01 (Rev. A), stamped received 22nd October 2020;  

 Garage Planning Drawings – Triple Garage, Drawing No. G4-PL-01, 
stamped received 21st August 2020; and 

 Standard Carport Planning Drawings, Drawing No. G5-PL-01, 
stamped received 21st August 2020. 

 
Approved Documents 
 Flood Consequences Assessment – Northgate, The Works Site 

(dated April 2018, prepared by Wallingford HydroSolutions Ltd, 
stamped received 21st August 2020; 

 Preliminary Coal Mining Risk Assessment – Northgate, Plot MU13, 
Ebbw Vale, Reference: 15991/CMRA (dated 31st March 2020), 
prepared by Terra Firma (Wales) Ltd, stamped received 21st August 
2020; and  

 Extended Phase 1 Habitat Survey – Northgate, Ebbw Vale, Blaenau 
Gwent, Reference: AEUK 1059b (dated 2nd November 2020), 
prepared by Alder Ecology UK Ltd, stamped received 3rd November 
2020. 

 
Unless otherwise specified or required by conditions listed below. 
 
Reason: To clearly define the scope of this permission. 
 

2. Notwithstanding the details forming part of the submitted plans, prior to 
the commencement of development full details of a scheme showing how 
foul water will be dealt with shall be submitted to and approved in writing 
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by the Local Planning Authority. None of the dwellings hereby approved 
shall be occupied until all foul water drainage works relating to that 
dwelling and its connection to the wider drainage network are completed 
in accordance with the approved details.    

 
Reason: 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 system. 
 

3. Notwithstanding the details forming part of the submitted plans, prior to 
the commencement of development details of the finished floor levels and 
curtilage ground levels of all dwellings shall be submitted to and approved 
in writing by the Local Planning Authority. The dwellings and their 
curtilages shall be constructed in full accordance with the approved 
details before the dwellings hereby approved are occupied. 
 
Reason: To ensure that adequate flood mitigation measures are 
incorporated into the development. 
 

4. Notwithstanding the details forming part of the submitted plans, the 
construction of any dwellings hereby approved shall not commence until 
samples of all external finishes to the dwellings, garages, car ports and 
all hard landscaped finishes have been submitted to and approved in 
writing by the Local Planning Authority. All dwellings and garages, car 
ports and hard landscaping relating to that dwelling shall be erected and 
completed in accordance with the approved details before they are 
occupied.   

 
Reason: To safeguard the visual and landscape amenities of the area. 
 

5. Notwithstanding the details forming part of the submitted plans, the 
construction of any dwellings hereby approved shall not commence until 
the design, materials and finishes of all boundary treatments have been 
submitted to and approved in writing by the Local Planning Authority. All 
approved boundary treatments shall be provided before the dwelling to 
which they relate is occupied and shall be retained as such at all times. 

 
Reason: To protect residential amenity interests and to safeguard the 
visual and landscape amenities of the area. 
 

6. Notwithstanding the details forming part of the submitted plans, no 
development shall take place until there has been submitted to and 
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approved in writing by the Local Planning Authority a detailed scheme of 
landscaping. The submitted scheme shall include:- 
a) details of ground preparation, planting plans, number and details of 

species; 
b) maintenance details for a minimum period of 5 years; and  
c) a phased timescale of implementation. 
 

Reason: To ensure submission of an appropriate landscaping scheme 
and to secure a development that makes a positive contribution to the 
landscape and visual amenities of the area. 
 

7. All planting, seeding or turfing comprised in the approved details of 
landscaping shall be carried out in the first planting and seeding season 
following occupation of the dwelling, the completion of the development 
(whichever is the sooner), or any alternative timescale that may be 
approved in writing by the Local Planning Authority before works 
commence on site. Any trees, shrubs or plants which within a period of 5 
years from implementation of the planting scheme die, are removed or 
become seriously damaged or diseased, shall be replaced by one of the 
same species and size in the next available planting season. 
 
Reason: To ensure timely implementation of an appropriate landscaping 
scheme.    

8. No development shall take place (including any site clearance works) until 
there has been submitted to and approved in writing by the Local 
Planning Authority details of a scheme for the protection of the trees 
shown to be retained on External Works Layout Plan, Drawing No. EW-
01 (Rev.C), stamped received 7th December 2020. All works and 
measures identified in the approved scheme shall be implemented in 
accordance with timescales to be submitted to and approved in writing by 
the Local Planning Authority. 
 
Reason: To ensure protection of any trees to be retained and to avoid 
any unnecessary damage to their root system.    
 

9. No development shall take place (including any site clearance works) until 
a reptile survey and method statement have been submitted to and 
approved in writing by the Local Planning Authority. All works and 
measures shall be implemented in full accordance with such details and 
timescales as may be approved in writing by the Local Planning Authority. 
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Reason: To protect biodiversity interests and ensure that suitable 
measures are taken to mitigate any adverse impacts on biodiversity. 
 

10. None of the dwellings hereby approved shall be occupied until the roads 
and footways fronting and/or serving that part of the site on which the 
dwelling is located have been laid out and constructed to a minimum of 
binder course level, and the street lighting serving that part of the site has 
been erected and energised in accordance with details to be submitted 
to and approved in writing by the Local Planning Authority. 
 
Reason: To ensure suitable vehicular and pedestrian access to the site 
and to safeguard highways safety.  
 

11. None of dwellings hereby approved shall be occupied until the garage/car 
port/car parking spaces serving that dwelling have been provided in 
accordance with the approved plans. All garages/car ports/car parking 
spaces shall be kept available for the parking of vehicles at all times. 
 
Reason: To ensure that the parking needs of the development are 
adequately met at all times. 
 

12. Notwithstanding the details forming part of the submitted plans, no 
development shall take place until full details of highway works relating to 
the closure of the existing vehicular access located in north-eastern 
corner of the application site have been submitted to and approved in 
writing by the Local Planning Authority. The highway works shall be 
completed in full accordance with the approved details before all of the 
dwellings hereby approved are occupied.  

 
Reason: To ensure suitable vehicular access to the site and to safeguard 
highways safety.  

13. No dwelling hereby approved shall be occupied until a Travel Plan 
(including a programme of implementation) has been submitted to and 
approved in writing by the Local Planning Authority. All actions and 
measures as may be approved shall be implemented in accordance with 
the approved details. 
 
Reason: In the interests of highway safety and sustainable transport. 
 

14. The dwelling of plot 39 as shown on External Works Layout Plan, Drawing 
No. EW-01 (Rev.C), stamped received 7th December 2020 shall not be 
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occupied until the existing brick wall adjacent to the western and southern 
curtilage boundary of the dwelling has been removed in its entirety. 

 
Reason: In the interests of residential and visual amenity. 

 
15. No development shall take place until details of the further intrusive site 

investigation works recommended in the Preliminary Coal Mining Risk 
Assessment – Northgate, Plot MU13, Ebbw Vale, Reference: 
15991/CMRA (dated 31st March 2020), prepared by Terra Firma (Wales) 
Ltd have been submitted to and approved in writing by the Local Planning 
Authority.  None of the dwellings hereby approved shall be occupied until 
the recommendations of any site investigation report which is approved 
by the Local Planning Authority are implemented and the Authority 
receives a validation report completed by a suitably qualified person that 
certifies that such measures and/or works have been fully implemented. 

 
Reason: To ensure adequate regard has been given to ground conditions 
in carrying out development. 
 

16. Notwithstanding the Ground Investigation Factual Report submitted in 
support of this application no development shall take place until an 
assessment of the nature and extent of contamination has been 
submitted to and approved in writing by the Local Planning Authority. 
Such an assessment shall include details of:- 
a) the nature, extent and type of any contamination and their impacts 

on land and controlled waters, and details of potential source, 
pathway and receptor linkages; 

b) the results of an intrusive site investigation report; and 
c) any measures identified as necessary to treat/remove the 

contamination to ensure the site is fit for the proposed use. 
 

The development hereby approved shall not be brought into use until all 
the measures identified as necessary to decontaminate the site, as 
contained in a report that is approved in writing by the Local Planning 
Authority, are implemented and the Authority is provided with a validation 
report signed by a suitably qualified person that confirms that such 
measures and/or works have been fully implemented. 
 
Reason: The Local Planning Authority is advised that the site is affected 
by contamination and considers it appropriate to assess the significance 
of such contamination before development can proceed. 
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17. If, during the course of development, any contamination is found which 

has not been identified in the site investigation required by condition 16 
additional measures for the remediation of this source of contamination 
in the form of a remediation scheme shall be submitted to and approved 
in writing by the Local Planning Authority. The remediation of the site shall 
incorporate all approved additional measures and shall be completed 
before the development hereby approved is brought into beneficial use. 
 
Reason: To ensure that any unexpected contamination issues are 
adequately addressed and that suitable mitigation measures are 
implemented.   
 

18. If piling or any other foundation design using penetrative methods are to 
be used as part of the method for building construction, the construction 
of any dwellings hereby approved shall not commence until a foundation 
assessment that demonstrates there is no unacceptable risk to 
groundwater has been submitted to and approved in writing by the Local 
Planning Authority. The foundation works shall be carried out in full 
accordance with the approved details. 

 
Reason: To ensure that the development is implemented in a manner that 
has due to regard to the potential for pollution to controlled waters. 
 

19. If infiltration of surface water into the ground is to be used as part of a 
sustainable drainage scheme for the development hereby approved, no 
development shall commence until details of the sustainable drainage 
scheme are submitted to and approved in writing by the Local Planning 
Authority. No dwellings hereby approved shall be brought into beneficial 
use until all sustainable drainage works relating to that dwelling and any 
related connection to the wider drainage network are completed in 
accordance with the approved details. 
 
Reason: To ensure that the development is implemented in a manner that 
has due regard to the potential for pollution to controlled water from 
inappropriately located infiltration systems. 
 

20. No development shall commence on site until a Construction Method 
Statement has been submitted to and approved in writing by the Local 
Planning Authority. The Statement shall include details of:- 
 hours of working; 
 site access and the parking of vehicles of site operatives and visitors; 
 wheel washing facilities; 
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 storage of plant and materials used during construction works; 
 the erection and maintenance of security hoardings; 
 measures to control noise and the emissions of dust and dirt during 

construction works; 
 details of a scheme for the recycling/disposing of waste resulting from 

construction works; and 
 siting and details of any required construction compound.  
 
Such details and measures as contained in a Construction Method 
Statement approved by the Local Planning Authority shall be adhered to 
throughout the construction period. 

Reason: To safeguard local amenity interests and to ensure that the 
impacts of the construction phase of the development are adequately 
addressed.  
 

21. No dwelling hereby approved shall be occupied until detailed flood 
evacuation plan has been submitted to and approved in writing by the 
Local Planning Authority. The plan shall include details of:- 
a) the actions to be taken in the case of a flood; 
b) the evacuation/escape route; 
c) the content and location of all flood warning signs to be erected at the 

site to ensure people are aware of the risk of flooding and the 
evacuation procedure; and 

d) the measures to be taken to ensure that all occupants of the 
development shall be made aware of the evacuation plan to be 
implemented in the event of any flood. 
 

Reason: To ensure there are adequate flood protection measures in 
place and the consequences of flooding are adequately managed. 

  
22. Notwithstanding the provisions of the Town and Country Planning 

(General Permitted Development) Order 1995 (as amended for Wales) 
(or any Order revoking or re-enacting that Order with or without 
modification), no enlargements, improvements or other alterations to the 
dwelling(s) shall be constructed other than those expressly authorised by 
this permission. 
 
Reason: In view of the restricted nature of the site and to enable the Local 
Planning Authority to appropriately consider the acceptability of any such 
proposals having regard to the specific character and design standards 
which are an inherent feature of the development site. 
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23. Notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development) Order 1995 (as amended for Wales) 
(or any Order revoking or re-enacting that Order with or without 
modification), no garages or other outbuildings shall be erected other than 
those expressly authorised by this permission. 
 
Reason: In view of the restricted nature of the site and to enable the Local 
Planning Authority to appropriately consider the acceptability of any such 
proposals having regard to the specific character and design standards 
which are an inherent feature of the development site. 
 

24. Notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development) Order 1995 (as amended for Wales) 
(or any Order revoking or re-enacting that Order with or without 
modification) no gates, fences, walls or other means of enclosure (other 
than those expressly authorised by this permission) shall be erected 
within the curtilage of the dwelling(s). 
 
Reason: To enable the Local Planning Authority to appropriately consider 
the acceptability of any such proposals having regard to the specific 
nature, character and design standards which are an inherent feature of 
the development site. 
 

25. The development shall begin not later than five years from the date of this 
decision notice. 

 
Reason: To comply with the requirements of Section 91 of The Town and 
Country Planning Act 1990.     
 

 
 

8.   Risk Implications 
8.1 
 

No risks identified. 

 
 
 


