
 
PLANNING & DEVELOPMENT COMMITTEE 

 
21 JANUARY 2021 

 
REPORT OF: DIRECTOR PROSPERITY AND DEVELOPMENT 

 
PURPOSE OF THE REPORT 
 
Members are asked to determine the planning application outlined below: 
 
APPLICATION NO: 20/1196/15             (GD) 
APPLICANT: Talbot Green Developments Ltd 
DEVELOPMENT: Variation of condition 1b extension of time of planning 

permission 16/1385/13. 
LOCATION: LAND WEST OF A4119, CEFN YR HENDY, MWYNDY, 

PONTYCLUN 
DATE REGISTERED: 02/11/2020 
ELECTORAL DIVISION: Pontyclun 

 
RECOMMENDATION: Approve, subject to a Section 106 Agreement. 

REASONS: 
 
The principle of the proposed development remains acceptable on the basis that 
the site is allocated for residential development in the adopted Rhondda Cynon 
Taf Local Development Plan and the specifics of this application for outline 
planning permission remain acceptable in terms of all other material planning 
considerations. 
 
REASON APPLICATION REPORTED TO COMMITTEE  
 
• Three or more letters of objection have been received; 
 
APPLICATION DETAILS 
 
This is an application for the variation of condition 1(b) of outline planning permission 
16/1385/13, to extend the time limits for the submission of reserved matters. Condition 
1 reads as follows –  
 
 
1 a) Details of the appearance, landscaping, layout and scale (hereinafter 

referred to as "the reserved matters") for any given phase shall be 



 
 

submitted to and approved in writing by the local planning authority before 
development within the relevant phase begins and the development shall 
be carried out as approved, 
 
(b) Applications for the approval of reserved matters shall be made to the 
Local planning authority not later than three years from the date of this 
Permission. 
 
(c) The development shall begin either before the expiration of five years 
from the date of this permission or before the expiration of two years from 
the date of approval of the last of the reserved matters to be approved, 
whichever is the later. 
 
Reason: To comply with Section 92 of the Town and Country Planning Act 
1990. 

 
The application is accompanied by all of the documentation that supported the original 
planning application along with the following –  
 

• Signed and dated application forms 
• Decision notice 16/1385/13 (V2 following the discharge of conditions 8 & 10) 
• Planning statement (WYG October 2020) 
• Framework Masterplan drawing ref: 1873-URB-UD-Xx-XX-GA-90-001 (The 

urbanists September 2020). 
• Indicative surface water drainage strategy drawing ref: CYH-WSP- XX-XX-DR-

CV-0501 (WSP September 2020) 
• Update phase 1 habitat survey (WYG May 2020) 

  
SITE APPRAISAL 
 
The application site is comprised in some 19.8 hectares of land formed in an L shape 
around and to the north of the established residential development at Cefn y Hendy, 
Miskin. The site is situated between Coed Yr Hendy on its western and some of its 
northern boundary with the remainder of the northern boundary only defined by 
hedgerow and trees. The eastern boundary is largely defined by the A4119 save for 
where it tracks around Ty Cefn Parc, and the southern boundary is otherwise defined 
by the established residential development in the area. The topography of the area 
can best be described as undulating with principal falls from south to north for the 
majority of the site with the eastern part of the site falling from west to east. The highest 
part of the site lies in the western part of the site with the lowest in the east. 
 
The site is comprised of a series of fields defined by hedgerow and some key mature 
trees.  
 



 
 

At present vehicular and pedestrian access to the site is gained through Ffordd Cefn 
Y Hendy the principal road serving as access to the existing estate. A public right of 
way crosses the site in a northerly direction towards Llantrisant and a second Public 
Right of Way runs through the woodland adjacent to the western boundary of the site  
 
The estate itself is a relatively recent development that has come forward over the last 
25 30 years for the most part. The estate is typically a combination of detached or 
semi-detached properties finished in brick and render combinations with conventional 
roof tiling and occasional feature detailing such as cast lintels and cils. The estate is 
also home to Ysgol Gynradd Gymunedol Gymraeg Llantrisant. 
 
In the wider area, and within approximately half a mile of the site boundary, there are 
a number of amenities such as the Glamorgan Vale Retail Park and Talbot Green 
Shopping Park and its adjacent town centre whilst alternative shopping options are 
available to the south west in Pontyclun. The Llantrisant Leisure Centre is a little further 
away from the site at Southgate.  
 
The site is affected by a number of designations directly adjacent to it. The Local 
Development Plan designates the woodland and open space as both a special 
landscape area (SLA) and site of importance for nature conservation (SINC).There 
are also designated regionally important geological sites (RIGS) to the north and east 
of the site. The site is not subject of an air quality management designation though the 
Mwyndy Air Quality Management Area lies nearby. 
 
PLANNING HISTORY 
 
20/0606 Discharge of conditions 8 Wildlife protection 

plan and 30 Construction Environmental 
management Plan planning application 
16/1385 

Approved  
15/09/20 

20/0462 Non Material Amendment to vary the wording 
of conditions 1(a) Reserved matters, 2 site 
investigation, 3 phasing, 8 wildlife, 10 levels, 
11 external materials, 12 contamination, 16 
protected species, 19 historic environment 
mitigation, 21 alignment of site distributor road, 
22 engineering details, 28 noise, 29 glazing, 
30 CEMP.planning application 16/1385 

Approved  
29/06/20 

16/1385 Outline planning application for the 
construction of up to 460 dwellings, primary 
school, local centre (up to 200 sq m net sales) 

Approved  
08/02/18 



 
 

open space, and associated drainage and 
landscaping 

03/1674 19.1 hectare mixed use development 
comprising B1 business development and 
residential units 

Allowed at 
appeal 
23/10/08 

 
PUBLICITY 
 
The application has been advertised by means of press notice, site notices and 
neighbour notification letters. A total of 63 letters received within the statutory 
consultation period, commenting on or objecting to the application have been 
submitted offering the following comments –  
 
Planning policy, procedural and legal issues – 
 

• The proposals are contrary to the requirements of the Local Development Plan 
which clearly outlines the need for substantial improvement to the current 
infrastructure  relating to the road system and the provision of public services 
in line with the principles of the Wellbeing of Future Generations Act. 

• The proposals are not sustainable and contrary to the wellbeing of Future 
Generations Act and the impact of Covid on the proposals only strengthen this 
position. 

• The proposals involve Welsh Government land and its development would 
constitute greenfield development contrary to the sustainable development duty 
of the Government of Wales Act 2006 and the Wellbeing of Future Generations 
Act. 

• Land included within the plans is not within the Local Development Plan (land 
proposed for the Western roundabout). 

• Development in the last 2 years has significantly altered traffic conditions. The 
Local Development Plan specifies that the development is contingent upon 
improved access to the A4119 via a rebuilt junction, despite this the need for 
an improved access was not enforced when the original decision was taken. 
The change in conditions means that this should be reconsidered. 

• The Council should be identifying brownfield sites suitable for development and 
not taking greenfield sites. 

• Redundant employment sites should be repurposed for housing to reduce the 
impact on the environment. 

• The initial application was supported with an environmental impact report, in 
the intervening period there has been positive environmental change and the 
reduction in pollution during lockdown has improved the quality of green space 
for the better. As such an up to date and independent report form more than 
one company should be required who have no affiliation with TGD or RCT. 

 
Highways and transportation issues –  
 



 
 

• The A4119 cannot take any more traffic.at rush hour times. 
• Existing residents confine using the A4119 to outside of peak periods. 
• Congestion around the existing welsh medium school at peak times is bad and 

would become worse with the proposed development. 
• Most households have at least 2 cars so how will the A4119 cope with additional 

traffic. 
• Highway infrastructure is already over stretched. The proposals will increase 

traffic congestion on to the B4264 along with the corner park junction and 
A4119 in turn which are both very busy. This will destroy the village of Miskin 
through the creation of gridlock at peak times through all its streets. It also will 
increase commuter times which have increased markedly over the last 10 
years. 

• The A4119 is already a dangerous road and there have been a number of 
fatalities over the last decade or so the proposed development will increase 
traffic exacerbating such a situation. The development of the site also needs to 
address how crossing the A4119 will be made safer. 

• There are no proposals to upgrade the A4119 for it to better cope with an 
additional 460 houses. 

• Proximity of the development to the school is a concern and the safety of 
Children should be paramount. When works were recently undertaken in that 
area contractors parked on double yellow lines and on pavements, obstructing 
pram and wheelchair access. 

• Commuter trains through Pontyclun which is the nearest station are heavily 
oversubscribed. 

• Congestion at peak times is already causing damage to the economy. 
• Thousands of new homes are being built west of Cardiff and the appropriate 

point for that to join the M4 would be via the A4119/Castell Mynach Junction. 
• The original proposals for the development of the site included a grade 

separated junction but this has now been downgraded to traffic lights.  
• The signalisation of the Matalan roundabout  has not dealt with the congestion 

at peak times. 
• Public transport options are limited in capacity and availability. 
• The development would remove any improvements made to transport 

infrastructure in recent years. 
 
Amenity issues –  
 

• The fields subject of the application are a valued local amenity widely used for 
general recreation, hiking, dog walking and wildlife watching. Since the public 
inquiry into the village green claims and lockdown use of fields for recreational 
use has increased. The fields are a place of sanctuary and a place to exercise. 

• Each of the fields has its own unique character views, sounds and smells which 
once lost can never be recovered and would be lost to the community and to 
Wales. 



 
 

• If the fields are lost to local residents they will have to travel further to access 
the countryside including crossing the A4119 which lacks sufficient and safe 
crossing points. 

• The remaining natural green space of Wales and the UK must be protected 
from further development. 

• The development of the site needs to address the impact of its development on 
safety and the quality of life that residents currently enjoy. 

• No consideration is given in the application to the many pathways which cross 
the site which are not registered 

• The lack of green space in the wider Talbot Green area is now more apparent 
than ever. 

 
Health issues –  
 

• The increase in air and noise pollution, including that in the village of Miskin, 
that will arise as a result of the development has not been properly considered 
and will have a detrimental impact on the health and wellbeing of all residents, 
with consequent impacts on local schools and health services. This is 
exacerbated by the presence of the nearby test centre and learner drivers 
making constant use of the area. 

• The development will increase air pollution on the A4119 corridor which 
adjacent to the site is an Air Quality Management Area (AQMA) where nitrogen 
dioxide levels have been above EU and UK legal limits for 11 years. 

• The fields subject of the application have been invaluable through the current 
crisis being the only open space within walking distance for many residents and 
their loss will adversely impact resident’s mental and physical health now and 
in the future, particularly should such a crisis arise again in the future. 

• The welfare of children and staff at the school will be put at risk from the fumes 
from heavy machinery working in close proximity and through the use of heavy 
machinery with no apparent or appropriate safety measures being in place as 
recently witnessed in the works undertaken at the western entrance. 

• The proposals would mean that the area would not meet emissions targets and 
pollution in the area has increased markedly in recent years 

 
Physical and social infrastructure issues –  
 

• Where will children in the new development go to school? Pontyclun schools 
are already saturated. Local schools are already overcrowded. No property 
should be occupied until the school is built. 

• RCT have approved the removal of the school from the original plan which 
lends weight to the view that they are intent on building houses without 
providing local services. 

• There are no shops currently in the area. 
• There are no doctor’s surgeries or pharmacies local to the development so how 

will Pontyclun cope with additional people to serve. There are no plans for 



 
 

additional primary care facilities in the area to cope with the additional 
population the development would bring. 

• Existing GP surgeries are already oversubscribed with a 2-3 week wait for an 
appointment. 

• The impact of the development on the Royal Glamorgan Hospital also needs to 
be taken into account as they are already overwhelmed and more housing 
might result in them being unable to cope. 

• No mention is made of the footpath  which runs through the application site. 
• The situation with Covid has placed additional stress on health services and 

medical and dental appointments have been cancelled indefinitely and the BBC 
claim that it will take years for services to be restored to pre Covid levels, in 
such circumstances adding 1000 people to the area cannot be justified. 

• The school has been removed from the original application which is no longer 
faithful to the original but rather a deviation. 

• There have been few if any improvements to the already struggling 
infrastructure since the approval of the original planning application. 

• How will the schools plans for the site be funded? In the paperwork for for the 
2017 application indicates that the Council’s own education representative 
confirmed that there was no money for the proposed school so where is the 
money coming from? 

• The development should not be allowed because the situation around 
infrastructure is worse now than it was in 2017 and 2018 when permission was 
granted. 

• Whilst the application can make provision for infrastructure provision of various 
types be it medical care or shops/pubs there is no guarantee they will be 
provided and even if surgeries are built who will fund the staffing of them? 

• There will be increased strain on local emergency services there is only a part 
time police station and rarely are police seen on patrol. 

• The applicant’s reference car parking at Pontyclun station but it is inadequate 
to meet current needs and the applicants should make a contribution towards 
its improvement. 

• The current proposals don’t take full account of high rainfall or the potential for 
flooding Drainage systems should be able to cope with the most extreme storm 
conditions should building go ahead. 

• No playgrounds are proposed in the area. 
• In terms of drainage the fields act as a buffer between established property and 

the river if we experience floods similar to those experienced earlier this year it 
could prove devastating if this buffer is built on. It seems contrary to NRW best 
practice and raises concerns around pollution and public safety 

• The initial comments of NRW in respect of the drainage proposals and the use 
of soakaways are commented on along with the original surface water strategy 
devised by WYG for the original application. Similarly the introduction of SuDS 
has raised  safety question as the strategy appears to be that areas of public 
open space will flood during storm events and this is a risk to children. 

• The above if it cannot be resolved also raises the issue of adoption of the estate 
roads. 



 
 

 
Ecology issues –  
 

• The development of the site would lead to a detrimental impact on local wildlife 
seen in the fields on a daily basis. 

• The development will obliterate an important area for wildlife. 
• The nearby Pant marsh has the rare Scabious Bee  and work is being done to 

support its environment removing the fields which has diverse flora particularly 
in the spring and summer months  is clearly detrimental to the ecology of the 
area. 

• The site is a valuable natural resource and carbon sink and the development of 
the site would lead to its removal. Similarly the role of soil should not be 
overlooked as when it is covered in concrete it cannot perform its role of 
sequestering carbon. 

• In light of the declared climate emergency and the role these fields will play in 
sequestering carbon they should not be developed and kept as they are, 
providing an ideal opportunity for RCT to be climate smart. 

• Residents would be supportive of planting the site with trees to offset carbon 
emissions. 

 
Other matters –  
 

• The Ramblers Society raise no objections to the proposed development, but 
express dismay that he proposed routes for existing Public Rights of Way will 
be diverted along lines that are shared with traffic. 

• Documents relating to the original outline application are not available to view 
and residents therefore feel unable to comment. 

• The current proposals will have severe negative impact on the current quality 
of life enjoyed by existing residents. 

• The Council is clearly not listening to or taking seriously the views of the 
community or local politicians Kate Libby Jones, Mick Antoniw and Alex Davies-
Jones who have all expressed opposition to the proposed development. 

• The development is unnecessary and bad for the community. 
• The only reason that the planning department is determined to develop the site 

is to boost the coffers of RCT. 
• Residents pay the highest band of Council tax and this is a disgraceful reason 

to destroy a peaceful and happy community. 
• The original permission period was granted for a reason and the application for 

an extension has failed to make a satisfactory case as to why this should be 
revised. 

• It would be an enormous disservice to fail to protect the community’s natural 
beauty and to fail to act in the interests of community members – those who 
live and work in the community. 

• The applicants have already had sufficient time to assemble the land and bring 
it forward for development. 



 
 

• The process is futile as it seems a decision has been made with no 
consideration for the safety and wellbeing of local residents. 

• The delay is unsettling for residents who are unsure of how when or if they are 
going to be affected by the development. 

• The impact of the development on the climate crisis also need to be properly 
considered. 

• The village green application, though narrowly lost for not being able to prove 
use from 1997 – 2000 did find that since 2000 the fields have been used by 
Miskin residents for leisure. Evidence of significant usage since 2000 makes it 
safe to assume that if a village green application is made now it would be 
successful. 

• The Covid situation has led to school start and finish times being extended 
which extends the period of time that children will be at risk from heavy plant 
and machinery. 

• The small amount of work undertaken in October 2020 in the view of residents 
does not constitute a start for the development.  

• The works undertaken did not have the relevant permissions required and 
health and safety for those works posed a risk to those accessing the school. 
Wouldn’t this make the works null and void? 

• Council correspondence indicates that changes have been made to working 
practices to keep staff and the public as safe as possible during the Covid crisis, 
this does not extend to the local school when the works to the access were 
taking place. Where there was frequent conflict between residents and 
workmen only to be advised that it was not the planning department’s problem  

• The risk assessment for the works to the access should be made public before 
this application is determined. And the willingness to flout legal requirements is 
concerning with no signs on lampposts. 

• People are not buying new homes in the numbers they were 3 years ago and 
the proposals would not be of interest to developers in the current market and 
no more time or money should be wasted in pursuing this proposal, particularly 
as development companies are unwilling to invest in developments that might 
take many years to deliver a return. 

• Each time objectors receive information on this proposal something has 
changed e.g. the school is included and then not. Scope creep is dangerous 
and the Council are complicit in this. 

• This is not a consultation exercise as the Council are determined to see this 
application through regardless of the views of local residents. 

• Every time the Council consults with local residents on this issue it alienates 
them further and they should drop it for the sake of their own credibility. 

• The original decision was taken in an underhand manner as Councillors who 
were known to be against the original proposals were unavailable when that 
decision was made. 

• Given the current crisis will the Council allow until the new year for the receipt 
of public consultation responses rather than the standard 21 days to allow those 
who may be ill or caring for others sufficient time to comment. 



 
 

• An additional three years on top of the three already grated would be excessive 
and risks the site being unable to respond to further change in local 
circumstances. It would also cause undue distress to local residents. 

• Developers are sitting on the land due to the amount of building currently 
underway in the area – this is not how planning permission should be used. 

• Can the community opposing the development be assured that there is no 
personal gain, financial o other, or any links with persons from Talbot Green 
Developments and employees of RCTCBC? Could this be available via a 
Freedom of Information request? 

• From many years of opposing the development of this site, whatever planning 
is applied for it is granted by RCTCBC which seems very fortunate for the 
developer and residents wonder what it would take for it not to be granted? 

• There is no economic benefit in the scheme other than for housebuilding CEO’s 
who award themselves millions in pay, using land bought by developers who 
are based off shore. 

• Failure to provide the Sainsbury store on an adjacent site means that the 
planning permission should not be extended. 

• The adverse consequences of the development are ignored for short term 
economic and electoral benefit on the part of all involved, this flies in the face 
of claims by the Council to improve the environment of its residents and those 
of the Welsh Government in terms of the climate emergency. 

• The area opposite McDonald’s was decimated and then not developed and this 
space should be developed rather than the fields subject of this application. 

• Residents have cultivated land on the site to the rear of their properties 
encouraging natural flora and fauna to the area and this will be lost to 
development 

• Consultation should ideally involve the Council knocking on every door to seek 
opinion on the issue. 

• The illustrative layout shows new housing too close to established properties. 
• The underlying ground conditions are unsuitable with shallow mine workings 

present. 
• Concern is expressed that planning permission was granted for this 

development ahead of the one for 7500 homes in north west Cardiff 
• Any suggestion of a large development should be considered where people 

need additional housing the most – in the communities in which they belong – 
rather than in areas where higher prices can be demanded for housing. 

•  The development of the site will lead to a loss of a learning resource to local 
children. 

 
CONSULTATION 
 
Transportation Section – No objections subject to the re-imposition of earlier 
conditions as subsequently amended or discharged. 
 
Flood Risk Management – No objections. 
 



 
 

Public Health & Protection – No objections. 
 
Housing Strategy – Based on the findings of the Local Housing Market Assessment 
2017/23 it is recommended that the following affordable housing unit mix be secured 
on site –  
 

• 26 two person, one bedroom walk up flats for social rent. 
• 18 four person, two bedroom houses for social rent. 
• 10 five person, 3 bedroom houses for social rent.. 
• 8 six person, four bedroom houses for social rent. 

 
• 20 three bedroom houses for low cost home ownership. 

 
• 10 two bedroom houses for low cost home ownership. 

 
The low cost home ownership units should be built to the same standard as the 
equivalent open market units made available for sale to Council nominated first time 
buyers from the homestep register. The developer contribution should equate to 35% 
of the open market value for each unit, i.e. the nominated purchaser should pay no 
more than 65% of the open market value per unit (refer to paragraph 4.2. of the 
affordable housing SPG). 
 
The social rented units must be built to Design Quality Requirements and the 
developers contribution should equate to 58% of acceptable cost guidance i.e. the 
registered social landlord will purchase the units for not more than 42% of acceptable 
cost guidance per unit less on costs (refer to paragraph 4.2 of the affordable housing 
SPG. 
 
Countryside – Raise no objection as through the effective delivery of the Habitat 
management plan, the potential impacts of the development on the adjacent sensitive 
habitats and the species supported by them can be effectively mitigated for. 
 
Education – Have raised no objection to the planning application subject to receiving 
CIL monies when appropriate to make interim and permanent provision for the children 
that will reside on the estate at the catchment school. 
 
Natural Resources Wales – No objections 
 
Dwr Cymru Welsh Water – Raise no objection subject to any drainage related 
conditions being brought forward into any further grant of planning permission. 
 
Wales & West Utilities – have not commented in detail on the application and advise 
that contractors should contact them to establish the presence of their apparatus and 
infrastructure in the vicinity of the site. 
 



 
 

Western Power Distribution – request that the applicant be made aware that should 
they require a new connection or service alteration their consent will be required. 
 
South Wales Fire & Rescue Service – raise no objection to the application subject to 
the developer having due consideration for the provision of adequate water supplies 
on the site for firefighting purposes and the site being designed with appropriate 
access for fire fighting appliances. 
 
Cadw – in response to the original planning application 16/1385/13 it was Cadw’s 
opinion that the proposed development would have a low, but not significant adverse 
impact on the settings of scheduled monuments GM065 Rhiw Season Caerau and 
GM074 Llantrisant Castle. There has been no material change to the designated 
historic assets since the approval of the original planning application, consequently we 
will have no objection to the variation of condition 1b extending the time planning 
permission 16/1385/13. 
 
The Coal Authority – have not commented on the current application but previously 
have found the information submitted in support of the development of this site 
acceptable subject to the imposition of conditions relating to the manner in which 
ground conditions are managed through the development process. 
 
Glamorgan Gwent Archaeological Trust – as the archaeological advisors to your 
Members we have no objection to the variation of condition 1(b) of planning permission 
16/1385/13 
 
South Wales Police – have not responded in respect of the current submission but 
previously indicated that they would welcome the opportunity to discuss the 
development with the applicants with a view towards designing out crime prior to a 
decision being made. They also recommended that secured by design principles be 
applied in the development of the site. 
 
Cardiff City Council (as adjoining LPA) – No objections 
 
Cwm Taf University Health Board – No response received 
 
POLICY CONTEXT 
 
Rhondda Cynon Taf Local Development Plan 
 
Policy CS2 - promotes sustainable growth in the Southern Strategy Area, that benefits 
Rhondda Cynon Taf as a whole, to be achieved by,: residential development with a 
sense of place that respects the principal towns, focusing development within 
settlement boundaries and realising the importance of Talbot Green / Llantrisant for 
social and economic growth. 



 
 

Policy CS3 – Allocates strategic sites, including Mwyndy – Talbot Green for large 
scale residential, employment, retail and recreational purposes. The same policy also 
requires proposals for the strategic sites to have regard to the indicative concept plans. 
Policy CS4 – Allocates the Mwyndy – Talbot Green strategic site for 500 dwellings 
(400 at Cefn Y Hendy and 100 at Cowbridge Road). 
Policy CS5 – Requires the provision of affordable housing. 
Policy AW1 – Defines the sources of land for new housing including the allocations in 
the Local development plan and the provision of affordable housing. 
Policy AW2 – Defines sustainable locations for development including sites within 
settlement boundaries, sites with good transport accessibility, sites with good access 
to services and facilities, sites that support principal towns key settlements and smaller 
settlements, sites that support strategic sites and sites that are well served by 
infrastructure. 
Policy AW4 – provides for the securing of planning obligations. 
Policy AW5 - sets out criteria for new development in relation to amenity and 
accessibility. 
Policy AW6 - requires development to involve a high quality design and to make a 
positive contribution to place making, including landscaping. 
Policy AW7 – requires that developments which affect Public Rights of Way to 
enhance or replace that public right of unless there is no need for it. 
Policy AW10 – requires development proposals to overcome any harm to public 
health, the environment or local amenity as a result of air pollution, noise pollution, 
light pollution, contamination, landfill gas, land instability water pollution or flooding. 
Policy SSA8 - for the Mwyndy-Talbot Green strategic site states that it is allocated for 
construction of:  

• 500 dwellings (400 at Cefn-yr-Hendy and 100 at Cowbridge Road),  
• 15 hectares of employment land,  
• retail and leisure development, 
• a new primary school, 
• library-community facility and 
• informal amenity space in a landscape setting.  

Policy SSA11 – Seeks a minimum housing density of 35 dwellings per hectare. 
Policy SSA12 – Seeks an affordable housing contribution of no less than 20%. 
Policy SSA13 – Gives general criteria for the consideration of housing development 
taking place within settlement boundaries, including that any proposed development 
does not prejudice the development of strategic sites. 
 
Relevant Supplementary Planning Guidance 
 
1 Design and placemaking 
5 Affordable housing 



 
 

6 Nature conservation 
7 Planning obligations 
8 Access, circulation and parking 
10 Flats 
11 Employment skills. 
 
National Guidance 
 
In the determination of planning applications regard should also be given to the 
requirements of national planning policy which are not duplicated in the Local 
Development Plan, particularly where national planning policy provides a more up to 
date and comprehensive policy on certain topics.  
 
Planning Policy Wales Edition 10 (PPW) sets out the Welsh Government’s (WG) 
current position on planning policy. The document incorporates the objectives of the 
Well-being of Future Generations (Wales) Act into town and country planning and sets 
out the WG’s policy on planning issues relevant to the determination of planning 
applications. 
 
It is considered that the proposed development is consistent with the key principles 
and requirements for placemaking set out in PPW; and is also consistent with the Well-
being of Future Generations (Wales) Act’s sustainable development principles through 
its contribution towards the Welsh Ministers’ well-being objectives of driving 
sustainable development and building healthier communities and better environments.  
 
Other relevant policy guidance consulted: 
 
PPW Technical Advice Note 1 Joint housing land Availability Studies 
PPW Technical Advice Note 2: Planning and Affordable Housing; 
PPW Technical Advice Note 5: Nature Conservation and Planning; 
PPW Technical Advice Note 11: Noise; 
PPW Technical Advice Note 12: Design; 
PPW Technical Advice Note 15: Development and Flood Risk; 
PPW Technical Advice Note 16: Sport Recreation and Open Space; 
PPW Technical Advice Note 18: Transport; 
PPW Technical Advice Note 23: Economic Development 
Manual for Streets 
 
At the time that the initial application 16/1385 was considered at the 19 October 2017 
meeting of the Planning and Development Committee Planning Policy Wales (edition 
9) was in force and since then (in December 2018) edition 10 has been published. The 
implications of this change as it relates to the proposed development is considered 
and addressed below 
 



 
 

REASONS FOR REACHING THE RECOMMENDATION 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that, if 
regard is to be had to the development plan for the purposes of any determination to 
be made under the Planning Acts, the determination must be made in accordance with 
the plan unless material considerations indicate otherwise. 
 
Furthermore, applications that are not in accordance with relevant policies in the plan 
should not be allowed, unless material considerations justify the grant of planning 
permission.  
 
In this instance, the applicants have submitted an application under s.73 Town and 
Country Planning Act 1990 to amend condition 1(b) of outline planning permission 
16/1385 (see above) to extend the period of time within which reserved matters can 
be submitted. In such circumstances the Local Planning Authority are required to 
consider only the conditions subject to which the planning permission should be 
granted and in doing so the Local Planning Authority must consider whether there has 
been any change in policy or any other material circumstance that might affect the 
proposal. If the application is successful this results in the grant of a new permission.  
 
The Local Planning Authority may grant the permission subject to conditions differing 
from those to which the previous permission was granted or refuse the application. 
The Local Planning Authority however do not have the power to impose conditions 
which could not have been imposed on the original permission nor impose conditions 
that would result in a fundamental alteration to the development approved by the 
original application. Whether the application is granted or refused the original grant of 
planning permission would remain. 
 
The key consideration in the determination of this application is that planning policy 
remains supportive of the proposed development within the terms laid down by the 
adopted Rhondda Cynon Taf Local Development Plan. The site remains allocated for 
residential development under policy SSA8 of the plan. Since the initial grant of outline 
planning permission by Members planning policy has been updated at the national 
level with the introduction of Planning Policy Wales 10 in 2018. The key objective of 
the new national policy is to support sustainable development through placemaking 
and the proposed development sits well with the key themes that achieve that. 
 
In addition to the application forms the current submission is accompanied by the 
following- 
 

• Decision notice (updated following the discharge of conditions 8 & 13). 
• Planning statement. 
• Framework masterplan drawing ref:1873-URB-UD-XX-XX-GA-90-001. 
• Indicative surface water drainage strategy drawing ref: CYH-WSP-XX-XX-DR-

CV-0501. 
• Update Phase 1 habitat survey. 



 
 

 
In addition to the above documents the reports and documents submitted as part of 
the approved outline application have also been resupplied –  
 
 

• Pre application consultation report 
• Design and access statement 
• Extended phase 1 habitat survey 
• Bat emergence/return and activity survey 
• Dormouse presence/likely absence survey 
• Reptile presence/absence survey 
• Tree survey report with supplementary tree location plan, tree constraints plan 

and tree protection plan 
• Noise assessment 
• Air quality assessment 
• Drainage strategy 
• Transport assessment and travel plan 
• Interim travel plan 
• Landscape visual impact assessment 
• Archaeology desk based assessment and setting assessment 
• Non-Technical summary – environmental and geotechnical desk studies 
• Geo-technical desk top report 
• Coal mining risk assessment 
• Phase 1 environmental assessment. 

 
Applications made under Section 73 of the Town & Country Planning Act 1990 allow 
the Local Planning Authority to do one of two things when an applicant seeks to vary 
the condition, it can:- 
 

• Grant consent either with or without conditions; or, 
• Refuse. 

 
In that the Council can approve with or without conditions, it is also appropriate to 
consider the extent and nature of all the previous conditions attached and if the 
application is to be granted amend them to reflect current circumstances and 
requirements. 
 
Members will note that there has been a considerable amount of objection to the 
proposed development covering a variety of topics. It should also be noted that a 
number of the objections have referenced the current pandemic as a reason for 
reconsideration of the proposals on issues as diverse as the impact on highways, the 
loss of open space  and the impact of losing the application site to development on 



 
 

individuals physical and mental wellbeing. Many of the issues raised in respect of this 
application, which are reported above, were also raised and addressed in relation to 
the original application for outline planning permission. The objections which were 
addressed in the report on the original application have not been repeated in this report 
though where there is a need for an update or where new issues have been brought 
up, the following comments are offered. 
 
Planning policy, procedural and legal issues – In planning policy terms the two 
substantive changes since the proposals for the development of this site were 
originally considered have been the revision to policy in the form of Planning Policy 
Wales 10 (PPW10) and the abandonment of Technical Advice Note 1 Joint Housing 
Land Availability studies (TAN1). The introduction of PPW10 placed the goals of the 
Wellbeing of Future Generations Act at the heart of planning in Wales, placing an 
emphasis on achieving sustainability through placemaking. In the case of this 
particular site, these objectives remain achievable. The proposals involve substantial 
offsite improvements to the highway network along with provision for the increased 
use of sustainable transport. On site the proposals include the provision of a school, 
local retail centre, along with public open space and play areas. When the original 
application was approved as per the requirements of TAN1 weight was afforded to the 
housing land supply issue and the need to maintain a five year housing land supply. 
Whilst the abandonment of TAN 1 has removed that obligation there remains a need 
to address the requirement to ensure sufficient housing gets built. Furthermore the site 
remains a site allocated for development in the adopted Local Development Plan. 
Given the above support for development of the site should be maintained. 
 
Greenfield development is not contrary to legislation where it can be appropriately 
justified as in this case. 
 
There is no obligation for an application of this kind to be supported by an 
Environmental Impact Assessment. The original planning application was screened 
for Environmental Impact Assessment (EIA) under the 1999 Regulations and a 
negative screening opinion was adopted by the Council. The current regulations came 
into force in May 2017 and at that time the Council reconsidered and reissued the 
screening opinion as the planning application at that time remained under 
consideration, and again concluded that the application did not comprise an EIA 
development In this case the applicants are relying on original environmental 
information for the most part and have provided updates in areas where it is 
appropriate to do so, such as in respect of ecology. This has again been considered 
against the requirements of the regulations and it has again been concluded that the 
proposals are not EIA development. 
 
Highways and transportation issues – most of the issues raised in respect of 
highways in this application were raised and addressed under the original outline 
planning application and little new has been introduced by objectors. A number have 
commented that the proximity of the Welsh Medium Primary School and the works 
recently undertaken immediately adjacent to it are a concern given the behaviour of 



 
 

contractors. Whilst complaints were received regarding this and the issue raised in 
turn with the applicants agent, this of itself would form no basis for rejecting the current 
proposals. The introduction of the driving test centre to Talbot Green also causes 
concerns for local residents claiming that its presence exacerbates the currently 
difficult situation. However no evidence is produced to indicate how or why this is so 
or why it has an impact on the application. 
 
Amenity issues – again here many other issues raised repeat what was considered 
previously. Locals will have to travel further to access the countryside but this is an 
inevitable consequence of the development and in itself no reason for refusal. It is 
acknowledged that the site is affected by Public Rights of Way and these will be 
incorporated into the development the other pathways though clearly present do not 
benefit from any statutory protection.  
 
Health issues – In addition to issues previously addressed it is claimed that the 
presence of heavy machinery operating in close proximity to the school will expose 
children to unacceptable levels of fumes. However, no evidence is offered to support 
the assertion and in any event as development progresses into the site it will move 
further away from the school. 
 
Physical and social infrastructure – Many of the issues raised in respect of the 
current submission were previously addressed under the original outline planning 
application and circumstances have not changed to the extent that any further 
comment is required. That said, there are a few issues that require addressing or 
updating. Firstly the situation in respect of education remains as previously reported, 
however there is a suggestion that the school has been removed from the scheme, 
this is not so and the school remains a fundamental element in the description of the 
development itself and remains a key element of the illustrative layout. Funding for the 
school remains a matter for the Council as the education authority and the developers 
contribution to the school is addressed through the payment of CIL. Healthcare was 
previously addressed and whilst many residents have referenced the current 
pandemic and its impact on health services this is not a consideration that should alter 
the final outcome of the planning application. The other issue that requires an update 
is that relating to drainage. The change that needs to be drawn to Members attention 
is that the development of the site would now be subject to the requirement for a SUDs 
approval which is an entirely separate consenting regime. As such any issues relating 
to drainage will be dealt with under that regime. 
 
Ecology – The general comments submitted in respect of this proposal have been 
previously addressed. The reference made to the Scabious Bee presence at the 
nearby Pant Marsh is new as is the Welsh Government’s recent requirement to have 
regard to maintain and enhance biodiversity. This though would be achieved through 
the Habitat Management Plan the content of which was agreed in part in 2020 for the 
first phase of the development, it does though underline the importance of 
implementing the requirements of the agreed plan. The argument presented in respect 
of the site being a carbon sink and the capacity of the site to sequester carbon and 



 
 

the manner in which it is presented is one that can be applied to any greenfield site 
and would form no basis for refusing planning permission on what is a site allocated 
for development in the Local Development Plan. 
 
Other issues – is an area where perhaps the most additional comment has been 
made. Where appropriate these issues are afforded appropriate weight in the 
consideration of the application and they inform the recommendation below. 
 

• It is claimed that the applicants have not made a satisfactory case for an 
extension of time. There is no requirement for them to do so. The ability to 
submit an application under s.73 for an extension of time is prescribed in law in 
Wales. 
 

• The argument that the developers have had sufficient time to implement the 
permission is not relevant to the determination of the application 

 
• It is claimed that if the village green application was made now the evidence 

would support its designation. Whilst that might be the case in terms of 
evidence and what it supports The Commons Act 2006 now prohibits 
applications for village greens where such land enters and continues to be in 
the planning system. Members should note that the village green inquiry and 
its resolution took a considerable amount of time to conclude.  

 
• Claims about the condition of the housing market, developers sitting on land, 

conflict of interest and personal gain are simply not material planning 
considerations and need to be treated as such. 

 
• The application has been subject to the appropriate requirements in respect of 

public consultation. 
 

• Planning permission for this development might have been granted ahead of 
that for 7500 homes in Cardiff but the one has no bearing on the other and both 
authorities have an obligation to meet identified housing need. 

 
• To suggest that building only take place where people need housing the most 

in the communities where they belong rather than where it might deliver the 
greatest profit is not a planning consideration. Applications have to be 
determined on their merit where they are and not in accordance with individual 
preference. 

 
Community Infrastructure Levy (CIL) Liability 
 
The Community Infrastructure Levy (CIL) was introduced in Rhondda Cynon Taf from 
31 December 2014. 
 



 
 

As planning permission first permits development on the day of the final approval of 
the last of the reserved matters CIL is not payable at outline or Section 73 stage in this 
instance, but will be calculated for any reserved matters or full applications. 

Section 106 Contributions / Planning Obligations  
 
Section 106 of the Town and Country Planning Act (as amended) enables Local 
Planning Authorities and developers to agree to planning obligations to require 
operations or activities to be carried out on land (in-kind obligations) or require 
payments to be made (financial contributions), to mitigate any unacceptable impacts 
of development proposals. 
 
The Community Infrastructure Levy (CIL) Regulations 2010, with effect from 6 April 
2010, state that a planning obligation (under S.106) may only legally constitute a 
reason for granting planning permission if it is: 
 

• necessary to make the development acceptable in planning terms; 
• directly related to the development; and, 
• fairly and reasonably related in scale and kind to the development. 

 
The Welsh Government Development Management Manual and Welsh Office Circular 
13/97 Planning Obligations provide procedural guidance on the role of planning 
obligations in mitigating the site-specific impacts of unacceptable development to 
make it acceptable in planning terms. The Welsh Government Development 
Management Manual also advises planning obligations should only be used where it 
is not possible to address unacceptable impacts through a planning condition and 
when it meets the three tests above.   Further guidance regarding what types of 
obligations developers may be expected to contribute towards is also contained within 
Policy AW4 of the Local Development Plan and the Council's SPG on Planning 
Obligations, however it is made clear that this is intended to form the basis of 
negotiations between all parties.  
 
The Section 106 requirements in this case 
 
In this instance, the terms of the original Section 106 agreement will need to be carried 
forward under its original terms other than in respect of the habitat management plan 
that has been agreed and the section 106 will require the implementation of the 
approved plan. To summarise the heads of terms of the Section 106 are –  
 

1. The provision of 20% affordable housing as detailed in the comments from 
Housing Strategy above 

2. The provision of the local centre on occupation of 75% of the dwellings (345th 
dwelling) 



 
 

3. The continued agreement of a long term management programme for the 
management of the open space to the north of the site and ecologically 
sensitive areas of the site. 

• Provision of green space and play areas for management and maintenance in 
accordance with the Councils Supplementary Planning Guidance on planning 
obligations  

• The agreement of an employment skills training plan 
• A financial contribution of £90,000 towards the provision of additional park and 

ride spaces at Pontyclun railway station 
 
 
Conclusion 
 
In conclusion the principle of residential development remains acceptable in the 
context of the adopted Local Development Plan that specifically allocates the site for 
residential development. Since the original approval of the scheme at the national level 
policy circumstances have changed with the introduction of Planning Policy Wales 10, 
however, when considered in the round it would still favour the development of the 
site. 
 
RECOMMENDATION: Grant 
 
1. a) Details of the appearance, landscaping, layout and scale (hereinafter 

referred to as "the reserved matters") for any given phase shall be submitted 
to and approved in writing by the local planning authority before development 
within the relevant phase begins and the development shall be carried out as 
approved, 
 
(b) Applications for the approval of reserved matters shall be made to the 
Local planning authority not later than three years from the date of this 
Permission. 
 
(c) The development shall begin either before the expiration of five years from 
the date of this permission or before the expiration of two years from the date 
of approval of the last of the reserved matters to be approved, whichever is 
the later. 
 
Reason: To comply with Section 92 of the Town and Country Planning Act 
1990. 
 

2. Any submission for the approval of reserved matters (with the exception of 
phase 1) shall be accompanied by a detailed site investigation report. The 
report should be sufficiently detailed to establish if any ground precautions 
are necessary in relation to the proposed development and the precautions 
that should be adopted in the design and construction of the proposed 



 
 

development in order to minimise any damage that might arise as a result of 
ground conditions. The development hereby permitted shall be carried out in 
accordance with the approved site investigation report. 
 
Reason: The site may be unstable and as such a stability report is required 
in accordance with policy AW10 of the Rhondda Cynon Taf Local 
Development Plan 
 

3. The proposed development shall proceed on a phased basis in accordance 
with the details set out in the applicant’s Non Material Amendment application 
dated 29/06/2020, unless otherwise agreed in writing with the Local Planning 
Authority 
 
Reason: To allow for the development of the site in an ordered manner that 
integrates positively with the existing development in accordance with policy 
SSA3 of the Rhondda Cynon Taf Local Development Plan. 
 

4. Details of the landscaping scheme to be submitted to and approved by the 
local planning authority shall include indications of all existing trees and 
hedgerows within any given phase and details of any to be retained along 
with measures for their protection during the course of development. 
 
Reason: To ensure that the new development will be visually attractive in the 
interests of amenity in accordance with policies AW5 & AW6 of the Rhondda 
Cynon Taf Local Development Plan. 
 

5. All planting seeding or turfing in the approved details of landscaping shall be 
carried out in the first planting season following the occupation of the 
building(s) or the completion of each phase of the development, whichever 
is the sooner, and any trees or plants which within a period of five years from 
the completion of the development are removed or become damaged 
or diseased shall be replaced in the next planting season with others of 
similar size or species unless the local planning authority gives its consent to 
any variation. 
 
Reason: To ensure that the new development will be visually attractive in the 
interests of amenity in accordance with policies AW5 & AW6 of the Rhondda 
Cynon Taf Local Development Plan. 
 

6. A landscape management plan, including long term design objectives, 
management response, maintenance schedules for all landscaped areas, 
other than privately owned domestic gardens within each phase, shall be 
submitted to and approved in writing by the Local Planning Authority prior to 
the occupation of development within that phase for its permitted use. 
The landscape management plan shall be carried out as approved. 
 



 
 

Reason: To ensure that the new development will be visually attractive in the 
interests of amenity in accordance with policies AW5 & AW6 of the Rhondda 
Cynon Taf Local Development Plan. 
 

7. Before any work is commenced within any given phase, including site works 
of any description, each of the trees to be retained shall be securely fenced 
off by a chestnut paling or similar fence erected in a circle around each tree 
to coincide with the extremity of the canopy of the tree. Within the area so 
fenced off the existing ground level shall be neither raised nor lowered and 
no materials or temporary buildings or surplus soil of any kind shall be stored 
thereon. If any trenches for services are required they shall be excavated and 
backfilled by hand and any tree roots encountered with a diameter of 5cm or 
more shall be left unsevered. 
 
Reason: to protect the existing trees on the site during the course of building 
in the interests of amenity in accordance with policies AW5 & AW6 of the 
Rhondda Cynon Taf Local Development Plan. 
 

8. Other than in respect of phase 1 details of which have been previously 
agreed, no development shall take place within any given phase until a 
wildlife protection plan for construction, relevant to that phase, has been 
submitted to and approved in writing by the Local Planning Authority. 
 
The plan shall include: 
 
• An appropriate scale plan showing wildlife protection zones where 

construction activities are restricted and where protective measures will 
be installed or implemented; 

• Details of protective measures (both physical measures and sensitive 
working practices) to avoid impacts during construction; 

• A timetable to show phasing of construction activities to avoid periods of 
the year when sensitive wildlife could be harmed (such as nesting bird 
season). 

 
Persons responsible for: 

i. Compliance with legal consents relating to nature conservation; 
ii. Compliance with planning conditions relating to nature conservation; 
iii. Installation of physical protection measures during construction; 
iv. Implementation of sensitive working practices during construction; 
v. Regular inspection and maintenance of physical protection measures 

and monitoring of working practices during construction; 
vi. Provision of training and information about the importance of the 

wildlife protection zones to all construction personnel on site. 
 



 
 

All construction activities shall be implemented in accordance with the 
approved details and timing of the plan unless otherwise approved in writing 
by the Local Planning Authority. 
 
Reason: To afford protection to animal and plant species in accordance with 
Policy AW8 of the Rhondda Cynon Taf Local Development Plan. 
 

9. Notwithstanding the submitted details, prior to the commencement of housing 
development within any given phase, a habitat management planshall be 
submitted to and approved in writing by the Local Planning Authority. The 
plan shall include: 
 

• Purpose, aims and objectives of the scheme. 
• A review of the sites ecological potential and constraints. 
• Description of target habitat features to be restored. 
• Selection of appropriate strategies for achieving habitat restoration. 
• Selection of specific restoration techniques and practices for re-

establishing vegetation. 
• Sources of habitat material. 
• Method statement for the restoration of vegetation. 
• Extent and location of proposed works. 
• Aftercare and long term management. 
• Personnel responsible for works. 
• Timing of works. 
• Monitoring. 
• Disposal of arisings 

 
all restoration works will be carried out in accordance with the approved 
details, unless otherwise agreed in writing with the Local Planning Authority. 
Any amendments to the Habitat Management Plan required as a result of 
ongoing monitoring shall be submitted to and approved in writing by the Local 
Planning Authority prior to their implementation. 
 
Reason: To enhance and afford protection to animal and plant species in 
accordance with policies AW5 & AW8 of the Rhondda Cynon Taf Local 
Development Plan. 
 

10. Before any works start on site within any phase of the development (with the 
exception of phase 1), existing and proposed levels (including relevant 
sections) shall be submitted to and approved in writing by the Local Planning 
Authority. The development shall be carried out in accordance with the 
approved details. 
 
Reason: To protect residential and visual amenity in accordance with policies 
AW5 and AW6 of the Rhondda Cynon Taf Local Development Plan. 
 



 
 

11. Building operations shall not be commenced within any approved phase of 
housing development until samples of all external finishes to be used in the 
proposed development of that phase have been submitted to and approved 
in writing by the Local Planning Authority and all materials used shall conform 
to the samples so approved. 
 
Reason: To ensure that the external appearance of the proposed 
development will be in keeping with the character of the area and adjoining 
buildings in the interests of visual amenity and in accordance with policies 
AW5 and AW6 of the Rhondda Cynon Taf Local Development Plan. 
 

12. The development of any phase of development hereby permitted (with the 
exception of phase 1) shall not begin until a scheme to deal with 
contamination within or affecting that phase has been submitted to and 
approved in writing by the Local Planning Authority. The scheme shall include 
all of the following measures, unless otherwise agreed in writing with the 
Local Planning Authority: 
 
• A desk top study to identify and evaluate all potential sources and impacts 

of contamination relevant to the site. The desk top study should contain a 
conceptual site model. 

 
• Site investigation shall be carried out to fully effectively characterise the 

nature and extent of any contamination and its implications. 
 
• The site investigation shall not be commenced until a desk top study has 

been agreed in writing with the Local Planning Authority. 
 
• A written method statement for the remediation of contamination affecting 

the site. 
 
Reason: In the interests of health and safety and environmental amenity and 
so as to accord with policy AW10 of the Rhondda Cynon Taf Local 
Development Plan. 
 

13. No dwelling hereby permitted shall be occupied until the measures approved 
in the scheme referred to in condition 12 above have been implemented and 
a suitable validation report of the proposed scheme has been submitted to 
and approved in writing by the Local Planning Authority for the relevant phase 
of development. 
 
Reason: In the interests of health and safety and environmental amenity and 
so as to accord with policy AW10 of the Rhondda Cynon Taf Local 
Development Plan. 
 



 
 

14. If during development works any contamination is encountered which was 
not previously identified and is derived from a different source and/or of a 
different type to those included in the contamination proposals then work in 
the vicinity of the encountered contamination shall cease and revised 
contamination proposals shall be submitted to the Local Planning Authority. 
The development shall not re-commence until the additional proposals have 
been agreed in writing by the Local Planning Authority. 
 
Reason: In the interests of health and safety and environmental amenity and 
so as to accord with policy AW10 of the Rhondda Cynon Taf Local 
Development Plan. 
 

15. No development on any phase of housing development shall commence until 
details of a scheme for the disposal of foul and surface water to serve that 
phase of development has been submitted to and agreed in writing by the 
Local Planning Authority. The scheme shall be implemented in accordance 
with the approved details prior to the first use of the development and 
retained in perpetuity. 
 
Reason: To ensure the adequate disposal of foul and surface water drainage 
in accordance with policy AW10 of the Rhondda Cynon Taf Local 
Development Plan. 
 

16. Before the commencement of any works on site within any given phase of 
the development (with the exception of phase 1), a comprehensive scheme 
of mitigation for protected species relevant to that phase shall be submitted 
to and agreed in writing with the Local Planning Authority 
 
The scheme shall include, but not exclusively: 
 
• The preparation of a method statement to detail how protected species 

will be protected and if presence on site is established, conserved during 
the site clearance works, including details of the timing and duration of 
the works, and action to be taken in the event that a protected species is 
found. 

• The timing and phasing of implementation of ecological mitigation. 
• The location form and extent of any buffers to be retained and/or newly 

planted/translocated material, including measures to safeguard habitats 
(notably the adjacent woodland) from adjacent properties. These buffers 
must be located outside the curtilage of any individual development plots. 

• Appropriately scaled and annotated drawings setting out the habitats to 
be lost, enhanced or created and those retained. Any hedgerow 
vegetation which is not to be retained within the site should be 
translocated to create connective corridors or used to help bolster the 
undisturbed buffer zones. 



 
 

• A long term habitat management plan to ensure the favourable 
management of mitigation habitats on site. 

• A lighting plan to minimise the impacts of the proposed development on 
any protected species present. This should include details of the type and 
siting of the lighting used, light spillage in key areas for wildlife and any 
operational measures necessary to ensure wildlife corridors, mitigation 
habitats are not illuminated. The plan must address both the construction 
and operational phases of the development. 

 
Reason: In the interests of maintaining biodiversity in accordance with policy 
AW8 of the Rhondda Cynon Taf Local Development Plan. 
 

17. No infiltration of surface water drainage into the ground is permitted other 
than with the express written consent of the Local Planning Authority, which 
may be given for those parts of the site where it has been demonstrated that 
there is no resultant unacceptable risk to controlled waters. The development 
shall be carried out in accordance with the approved details. 
 
Reason: In order to minimise the risk of pollution to controlled waters in 
accordance with policy AW10 of the Rhondda Cynon Taf Local Development 
Plan. 
 

18. Piling, or any other foundation design using penetrative methods will not be 
permitted other than with the express written consent of the Local Planning 
Authority, which may be given for those parts of the site where it has been 
demonstrated that there is no resultant unacceptable risk to ground water. 
 
Reason: In order to minimise the risk of pollution to controlled waters in 
accordance with policy AW10 of the Rhondda Cynon Taf Local Development 
Plan. 
 

19. No development shall take place (with the exception of phase 1) until a 
written scheme of historic environment mitigation has been submitted to and 
approved in writing by the Local Planning Authority. Thereafter the 
programme of work will be fully carried out in accordance with the 
requirements and standards of the written scheme. 
 
Reason: To identify and record any features of archaeological interest 
discovered during the works in order to mitigate the impact of the works on 
the archaeological resource. 
 

20. Prior to the first occupation of the 1st dwelling hereby approved the following 
works will have been designed, approved by the Local Planning Authority 
and built. 
 



 
 

i. Improvements to and the signalisation of the staggered road junction 
at the junction of the unnamed road with the A4119 and access to the 
Arthur Llewelyn Jenkins/future employment access; including 
improvements to the existing highway, relocation of the existing bus 
stop and provision of pedestrian and cycle crossing facilities.  
Signalisation shall incorporate MOVA traffic control with linking to the 
School Road traffic signals. Provision shall be made for hardware, 
software licences and validation to allow the signalised junction to be 
incorporated into a SCOOT UTC system incorporating all signalised 
junctions along the A4119. 

ii. Shared use pedestrian/cycle path linking the unnamed road with the 
existing facilities at the A4119/A473 roundabout with links to the 
development site in the vicinity of the unnamed road/signalised 
junction and Cefn Park Farm. 

iii. Provision of a shared use pedestrian/cycle path along the eastern side 
of Ffordd Cefn Y Hendy to link the site access with the unnamed road 
together with uncontrolled crossing improvements and the provision 
of a bus stop with shelter, flag and pole, raised bus border kerbs and 
bus stop road markings. 

 
All works shall be designed in accordance with current highway design 
requirements and road safety audits and be implemented in accordance with 
details to be submitted to and approved in writing by the local planning 
authority prior to any works commencing on site. 
 
Reason: In the interests of highway and pedestrian safety, free flow of traffic 
and to encourage sustainable modes of travel. 
 

21. Prior to the commencement of works on site, other than any related site 
infrastructure works or any works within phase 1, the developers shall submit 
a plan for the written approval of the Local Planning Authority confirming the 
alignment of the site distributor road. Full engineering design and details of 
the site distributor road including details of improvements to the site access 
roundabouts, sections, street lighting, drainage, highway structures, traffic 
management measures, turning facilities, shared pedestrian/cycle facilities, 
public transport infrastructure, 
footways, link cycle footpaths, hard margin strips and associated works to 
serve any identified phase of development, along with a programme for its 
implementation, shall be submitted to and agreed in writing by the Local 
Planning Authority prior to the commencement of works on that phase of 
development. In any event, the distributor road shall be completed and 
available for use prior to the occupation of the 350th dwelling on the approved 
site. 
 
Reason: In the interests of highway and pedestrian safety, free flow of traffic 
and to encourage sustainable modes of travel. 



 
 

 
22. Notwithstanding any approved plans no works shall commence on site, for 

each phase of development (with the exception of phase 1), until full 
engineering design and details of all approach roads, side roads, private 
shared accesses, including sections, street lighting, drainage, highway 
structures , traffic management measures, turning facilities, shared 
pedestrian /cycle facilities, footways, link cycle footpaths, hard margin strips 
and associated works have been submitted to and approved in writing by the 
Local Planning Authority. The development shall be carried out in 
accordance with the approved details. 
 
Reason: In the interests of highway and pedestrian safety, free flow of traffic 
and to encourage sustainable modes of travel. 
 

23. Parking provision shall be in compliance with the Council’s latest adopted 
Supplementary Planning Guidance and the spaces shall be constructed in 
permanent materials and retained for the purpose of parking only unless 
otherwise agreed in writing by the Local Planning Authority. 
 
Reason: To ensure that vehicles are parked off the highway in the interests 
of road safety. 
 

24. Surface water run-off from roof, yard, drives and parking areas shall not 
discharge over and on to the public highway drainage system unless 
otherwise agreed in writing by the Local Planning Authority. 
 
Reason: In the interests of highway safety and to prevent hydraulic 
overloading and subsequent flooding. 
 

25. The developer shall provide the occupier of each dwelling with a travel 
plan/welcome pack which should contain information regarding the following: 
 

a) Bus/train service providers, their contact details, frequency of service, 
time table, bus stops/railway stations, current ticket costs and financial 
incentives to encourage use of public transport. 

b) Park and ride/park and share facilities and associated costs and 
restrictions of use of such facilities. 

c) Pedestrian links to public transport services, to local facilities, areas of 
employment, education and leisure. 

d) Local and national cycle routes; and 
e) Any other measures that would encourage use of sustainable modes 

of travel. 
 
Reason: To ensure reduction of road traffic and promotion of sustainable 
modes of travel in accordance the relevant national and local planning 
policies. 



 
 

 
26. The developer shall submit for the agreement of the Local Planning Authority 

a programme of improvements to public footpath ANT/314/. The agreed 
programme shall be implemented in full prior to the occupation of the 200th 
dwelling. 
 
Reason: To encourage sustainable movement in accordance with Policy 
AW5 of the Rhondda Cynon Taf Local Development Plan. 
 

27. Any topsoil (natural or manufactured) or subsoil to be imported into the site 
shall be assessed by a competent person for chemical or other potential 
contaminants in accordance with a scheme of investigation that shall be 
submitted to and approved in writing by the Local Planning Authority in 
advance of its importation. Subject to the approval of the scheme of 
investigation, sampling of the material received at the development site to 
verify that the imported soil is free from contamination shall be undertaken 
by a competent person in accordance with a scheme and timescale to be 
agreed in writing by the Local Planning Authority. Only material approved by 
the Local Planning Authority shall be imported. 
 
Reason: in the interests of residential amenity and to comply with policy 
AW10 of the Rhondda Cynon Taf Local Development Plan. 
 

28. Prior to commencement of the development within the eastern most phase 
of housing (as referred to in condition 3), the developer shall provide a 
detailed construction specification, including noise mitigation properties and 
position of the barrier to be employed to the eastern site boundary (as 
detailed in Section 5.2 of Noise Assessment 2016, Job No. A075698), so 
as to achieve noise levels in private external amenity areas in compliance 
with BS8233:2014 of 55db(A) T or below. The agreed details shall be 
implemented prior to the first occupation of any dwelling that it is intended to 
serve. 
 
Reason: in the interests of residential amenity and to comply with policy 
AW10 of the Rhondda Cynon Taf Local Development Plan. 
 

29. Prior to commencement of any identified phase of housing development, the 
developer shall provide, detailed information that indicates the glazing and 
ventilation specifications offered as noise mitigation (both standard and 
enhanced) throughout the residential development, or any identified phase 
of the development so as to achieve internal noise levels in compliance with 
BS8233:2014. The agreed details shall be implemented prior to the first 
occupation of any dwelling that it is intended to serve. 
 
Reason: in the interests of residential amenity and to comply with policy 
AW10 of the Rhondda Cynon Taf Local Development Plan. 



 
 

  
 

30. Other than in respect of phase 1 details of which have already been agreed, 
no development shall take place on any identified phase of the development 
until a phase specific Construction and Environmental Management Plan 
(CEMP) has been submitted to and approved in writing by the Council. 
 
The Plan shall provide a construction method statement for: 
 
a) the means of access to the site for all construction traffic. 
b) the parking of vehicles of site operatives and visitors. 
c) the management of vehicular and pedestrian traffic. 
d) loading and unloading of plant and materials. 
e) storage of plant and materials used in construction the development. 
f) wheel cleansing facilities. 
g) the sheeting of lorries leaving the site. 
 
The approved construction method statement shall be adhered to throughout 
the development process unless otherwise agreed in writing with the local 
planning authority. 
 
The environmental management element of the plan must demonstrate the 
adoption and use of the best practicable means to reduce the effects of noise, 
vibration, dust and site lighting. The plan should include but not be limited to: 
Procedures for maintaining good public relations, including complaint 
management, public consultation and liaison. 
Arrangements for liaison with the Council’s Pollution Control Team. 
All works and ancillary operations which are audible at the site boundary, or 
at such other place as may be agreed with the Local Planning Authority, shall 
be carried out only between the following hours: 
 

• 08 00 hours and 18 00 hours Mondays to Fridays 
• 08 00 hours and 13 00 hours on Saturdays 
• At no time on Sundays and Bank or Public Holidays 

 
Deliveries to and removal of plant, equipment, machinery and waste from the 
site must only take place within the permitted hours detailed above. 
Mitigation measures as defined in BS 5528: parts 1 & 2: 2009 Noise and 
Vibration Control on Construction and Open Sites shall be used to minimise 
noise disturbance from construction works. 
Procedures for emergency deviation of the agreed working hours.  
Control measures for dust and other air borne pollutants. This must also take 
into account the need to protect any local resident who may have a particular 
susceptibility to air borne pollutants. 
Measures for controlling the use of site lighting whether required for safe 
working or for security purposes. 



 
 

 
Reason: In the interests of safety and the free flow of traffic and the amenity 
of surrounding occupiers and in accordance with Policy AW5 of the Rhondda 
Cynon Taf Local Development Plan. 
 

31. The consent hereby granted relates to the following plans: 
 
• Site location plan 1549 URB UD XX XX GA 90 013 Draft 
 
Reason: For the avoidance of doubt as to the approved plan. 
 

 
32. Prior to the commencement of construction of the school and retail elements 

of the development hereby approved, details of Electric Vehicle Charging 
Points and underlying infrastructure associated with the school and retail 
floorspace shall be submitted to and approved in writing by the Local 
Planning Authority. The works shall be carried out in accordance with the  

   approved details prior to first occupation of the school and retail floorspace 
and thereafter retained in accordance with the approved details. 

 
 Reason: In order to improve and enhance the sustainability of the proposed 

development in accordance with the requirements of Planning Policy Wales 
10. 

 


