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1.0 INTRODUCTION 
 

1.1 This Planning Statement has been prepared in support of a planning application, submitted on 
behalf of the Estate of G.T Davies and Son, in relation to the following development proposals 

at Land at Brynna Road, Hendrewen, Brynna Road: 

 
‘Outline application for residential development comprising up to 130 dwellings with associated                        

highways access, ancillary uses and necessary other works’. 
 

1.2 This Planning Statement outlines the context within which the application is made and provides 

a detailed examination of the main planning considerations raised by the proposals, together 
with reasoned justification in support of the proposed development. The statement is structured 

as follows: 
 

• Section 2 provides a description of the characteristics of the site and surrounding 

area, and details regarding the planning history associated with the site; 

• Section 3 provides details of the development proposals; 

• Section 4 outlines the relevant planning policy framework in relation to the site and 
the development; 

• Section 5 provides a summary of the pre-application discussions which have taken 

place with regards to development at the site; 

• Section 6 analyses the key material planning considerations arising from the proposed 

development (in light of the planning policy context); 

• Section 7 sets out a summary and draws conclusions on the overall acceptability of 
the proposals. 

 
1.3 The following documents (in addition to the application plans and drawings) are submitted in 

support of the application, and should be read alongside this Planning Statement: 
 

• Planning Application Forms; 

• Site Location Plan (dwg. UG1708-URB-UD-XX-XX-AP-(90)-001); 

• Framework Masterplan (dwg. URB-XX-XX-GA-90-001); 

• Constraints Plan (dwg. UG1708-URB-UD-XX-XX-GA-(90)-021); 

• Site Sections (dwg. PR1932-URB-00-XX-DR-UD-007-S0); 

• Site Section A (dwg.PR1932-URB-00-XX-DR-UD-008-S0); 

• Site Section B (dwg.PR1932-URB-00-XX-DR-UD-009-SO); 

• Design and Access Statement (Document Reference: The Urbanists DAS); 

• Pre-Application Consultation (PAC) Report (GJP); 

• Preliminary Ecological Appraisal (Document Reference: WWE21032 PEA REV A); 

• Drainage Strategy (Document Reference: Version VO2-PAC); 

• Transport Statement (Document Reference: 19-00651/TS/01); and 

• Coal Mining Risk Assessment (Rhondda Geotechnical Services). 
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2.0 SITE AND SURROUNDINGS 
 

2.1 A comprehensive site analysis has been undertaken in order to inform the proposals. The 
characteristics of the locality were considered including the relevant planning history of and to 

the site, the planning policy context, and the existing built form within the site and 

surroundings. 
 

Site, Location and Characteristics 
 

2.2 The site comprises of a roughly rectangular plot of land, consisting of low-grade agricultural 

land currently used for grazing, measuring approximately 6.7 ha as shown in the below images. 
As illustrated by the extract from the site’s title plan, there is a building, marked in green, 

present within the boundaries of the site – please note that this is not included in the title. 
Similarly, the area marked in blue on the title plan, which is also within the boundaries of the 

site, grants rights to the South Wales Electricity Board for cables passing through the land in 
this position. It must be noted that the former railway line to the south of the site also falls 

within the client’s ownership. 

 

 
Site Location 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
              Extract from Title Plan showing extent of ownership (also included in Appendix A) 
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2.3 The image overleaf illustrates the site’s wider context. 
 

 
Site Context 

 

2.4 The site is located to the south of Brynna Road, which provides access into the site. The 
northern boundary of the site runs adjacent to the public footpath along Brynna Road. The 

boundary is marked by a mature hedgerow. Further north to the opposite side of Brynna Road 

are residential properties (at a higher ground level) facing the site, with further residential 
properties beyond this. The eastern boundary of the site is adjacent to residential development 

on Chapel Hill, whilst the southern boundary of the site runs adjacent to Brynna Woods, with 
the Ewenni Fach river running through it further into the base of the valley. The western 

boundary of the site is adjacent to residential properties on Maywood. Brynna Woods is bisected 

by a former railway line, which as previously stated also falls within the client’s ownership – 
both the woods and old railway line form a Site of Important Nature Conservation (SINC), 

namely ‘Llanharan Marsh / Brynna Woods / Jubilee Marsh’. 
 

           View of the site from Maywood 
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Site Surroundings 
 

2.5 The site is located within the settlement boundary of Llanharan, within a predominantly 
residential area. The residential context of the site is illustrated in the images overleaf. 

 

2.6 The site can be accessed from the Brynna Road frontage, and benefits from extensive views 
over Brynna Woods and Bryncae. Beyond the immediate confines of the site, there is further 

residential development located to the north at Meadow Rise and Hillcrest; Llanharan is located 
to the east; Bryncae is to the south; whilst the centre of Brynna is located to the west. 

 
2.7 The site is located around 4 miles from the main town of Llantrisant, to the east and around 

15 miles north west of Cardiff. These are easily reached by A-roads and main routes which 

connect to the M4 and South Wales region. The site is accessible by foot (5-10) minutes or 
bicycle (under 5 minutes) to the services and facilities offered in Brynna and Llanharan including 

bus stops, local schools, food stores and local high streets.  

 

2.8 In terms of local facilities, the location benefits from a number of schools and facilities. These 

range from the nearby convenience stores in Brynna to Cooperative and Nisa stores in Bryncae. 
The Talbot Green retail park and district centre is also located nearby at less than 5 miles from 

the site. The village also offers a primary school, with secondary schools located nearby in 
Pencoed and Llantrisant, as well as leisure facilities, places of worship, a community centre and 

a post office. The nearest hospital is the Royal Glamorgan Hospital in Llantrisant, some 5 miles 
away. Alternatively, the Princess of Wales Hospital in Bridgend falls at a distance of around 8 

miles from the site.  

 

2.9 The area is served by good quality pedestrian routes and a number of cycle paths. The nearest 

bus stops can be found directly adjacent to the northern boundary of the site at Hillcrest and 
Meadow Rise. In this way, it is evident that the site is in a highly sustainable location to 

accommodate residential development. The site falls within 0.8 miles of Llanharan Train Station 

with regular services to Maesteg, Cardiff, Cheltenham and Gloucester. A map illustrating the 
services in close proximity to the site is provided below. 

 
 

Examples of houses within the immediate context of the site 
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Examples of houses on Brynna Road 

 
 

 

 

 
 

Map Showing Key Services in Proximity to the site 

 
Planning History 

 
2.10 A search of the RCTCBC online planning database has identified that the site itself has been 

the subject of two historical minor planning applications, as shown below. There have also been 
several recent planning applications of relevance in the surrounding area. Further details of 

these applications are also set out in the table below: 

 
Application 
Ref. 

Description Site Address Decision Decision 
Date 

The Site  
05/0670/10  
 

Erection of One Domestic Dwelling  
 

Site of Hendrewen, 
Brynna Road, Llanharan, 
Pontyclun  

Approved  
 

30/09/2005 

04/0996/10 Erection of One Detached Domestic 
Dwelling 

Hendrewen, Brynna Road, 
Brynna, Llanharan, 
Pontyclun  

Approved 11/08/2004 

Surrounding the Site  

15/1203/13 Residential Development Including 
New Access (Amended Detail 
15/07/16) 

Hendrewen, Brynna Road, 
Brynna, Pontyclun, CF72 
9QE 

Approved  29/01/2018 
 

15/1305/16 Reserved Matters application for 5 
dwellings and associated highway 
and landscaping works 

Phase 2, Brynna House, 
Brynna Woods, Brynna 

Approved 22/04/2016 

09/0328/16 Residential development – reserved 
matters approval for appearance, 
landscaping, layout and scale 

Phase 1, Land at Brynna 
Woods, Brynna 

Approved 05/06/2009 
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pursuant to Outline Permission 
07/0042/13 

08/1140/16 Full reserved matters for Phase 1 
(Housing Development) 

Land at Brynna Woods, 
Brynna, Pontyclun 

Approved 27/08/2008 

07/0042/13 Residential development (outline – 
2 sites) 

Site A: Land at Brynna 
Woods, Adjoining Brynna 
Road, Llanharan. Site B: 
Land South of Bethlehem 
View, Llanharan 

Approved 18/10/2007 

01/2471/13 Proposed Residential Development 
(Outline Application) 

Land at Hendrewen. 
Brynna Road, Llanharan, 
Pontyclun  

Approved 19/10/2001 

 

2.11 The relatively recent planning application (Ref. 15/1203/13) on a parcel of land surrounding 
the site is considered of interest to the future development of the site, given that the principle 

of development is the same (residential development) and that the opportunities and 
constraints of the sites are likely to be similar. A summary of this planning application is 

presented below. The geographical location of the site related to planning application 

15/1203/13 and Land at Brynna Road is illustrated in the map below, for reference.  
 

 
 

 
 

 

 
 

 
 

 

 
 

 
 

 

 
 

 
          

 
        

    Map showing location of site at planning application 15/1203/13 with respect to the application site 

 
2.12 Planning Application 15/1203/13 was submitted on a nearby site to the site in question, as 

illustrated in the above map. The application proposed seven three-bedroom, detached houses 
including access. It should be noted that the application originally proposed nine dwellings but 

this was reduced to seven following consultation. The development proposed to retain, where 
possible, existing boundary hedges and trees and to take advantage of the natural topography 

of the site by providing south facing views and amenity areas. Documents submitted with the 

application included: 
 

• Coal Mining Risk Assessment; 

• Design and Access Statement; 

• Drainage Details; 

• Planning Application Form; 

• Site Layout and Drainage Plan; 

• Site Location Plan; and 

• Surface Water and Foul Drainage Plan. 
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The site related to Planning Application 15/1203/13 is located within a defined Development High Risk 
Area regarding Coal Resources. As such, a Coal Mining Assessment Report was required to support the 

application. NRW initially had concerns regarding the drainage proposals for the scheme, however this 
was revolved by issuing amendments to the scheme. The application was approved by RCT, subject to 

a Section 106 agreement. In light of the similarities of land at Brynna Road, Hendrewen and the site in 

planning application ref 15/1203/13, and their geographical proximity, it is evident that planning 
application 15/1203/13 establishes a clear precedent for residential development in the area and 

suggests that potential issues related to coal supplies and ground conditions can be mitigated. The 
acceptable nature of residential development on this nearby site to the application site further 

emphasises the acceptable nature of residential development at Land Brynna Road, Hendrewen. 
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3.0 DEVELOPMENT PROPOSALS  
 

3.1 This application seeks the approval of outline planning permission for a residential development 
for up to 130 dwellings (127 units shown) with associated access, ancillary uses and necessary 

other works. A framework masterplan, prepared by The Urbanists, is provided below. A 

selection of masterplan drawings, prepared by The Urbanists, have been utilised to inform the 
pre-application discussions and have informed the design evolution of the proposals. 

 
 

 

 
 

 
 

 
 

 

 
 

 
 

 

 
 
     Extract from Framework Masterplan 

 

3.2 The design principles forming the basis of the development are set out in the Design and Access 
Statement, prepared by The Urbanists, which accompanies this submission. As previously 

outlined, the site area measures approximately 6.7ha with a net development area of around 

2.6ha. Additional land to the south has been included within the site area which comprises 
wooded area and a disused railway currently used as a public right of way. As depicted on the 

above masterplan, a link from the site to the PROW has been provided to improve connectivity.  
 

3.3 The development proposals will consist of the following: 
 

• Construction of up to 130 new residential dwellings; 

• Construction of a new access; 

• Provision of a Local Area of Play (LAP) and Local Equipped Area of Play (LEAP) in order to 

serve the development; 

• Necessary other works to facilitate the development. 

 
Access, Highways and Parking 

 
3.4 This planning application is accompanied by a Transport Statement, prepared by Corun 

Transport Consultants. As shown on the masterplan, vehicular access into the site will be via 

Brynna Road approximately 50m west of Meadow Rise, which is served via a right turn lane 
arrangement. The exact geometry of the access will be determined at a later stage following 

consultation with RCT Highways. However, at this point, it is expected that the form is likely to 
be identical to the Meadow Rise access which consists of a right-turn lane formed within the 

existing central hatched areas. 
 

3.5 The access road provided will be approximately 5.5m wide with a 6-9m entry and exit. Kerb 

line radii will be formed with 2m wide footways along either side leading into the development 
site. The proposed footways will connect with the existing footway provision on Brynna Road. 

It is considered that these access arrangements will have more than sufficient capacity to 
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accommodate development traffic, as right turn vehicles will be able to stand clear of passing 
traffic. It must also be noted that, as outlined in the planning statement, the proposed access 

and internal layout of the site will be designed to allow for a refuse collection vehicle to enter 
and depart the site in a forward gear. 

 

3.6 With regards to pedestrian and cycle access, these will also be provided via the proposed 
vehicle access with 2m footways on both of the carriageway edges. In this way, a connection 

into the existing footway network along Brynna Road will directly be provided.  

 

3.7 Although the development mix represents a reserved matter, the parking provision will be in 
line with the parking standards and will not exceed the maximum permitted level of parking.  

 

Ecology 
 

3.8 As requested at pre-application stage, a Preliminary Ecological Assessment (PEA), prepared by 
Wildwood Ecology, accompanies this submission and outlines relevant mitigation and ecological 

working methods associated with the proposed development.  

 
3.9 The PEA concludes that, provided that the recommendations outlined within the report are 

successfully implemented, it should be possible for the proposed development to proceed and 
for there to be no long-term impacts upon the key protected species present at the site.  

 
Drainage 

 

3.10 The applicant has commissioned Roger Casey Associates to prepare a drainage strategy for the 

proposed development. This document is submitted in support of this application. 
 

3.11 As detailed in the pre-application response, historic conversations with Dwr Cymru Welsh Water  
(DCWW) have highlighted an insufficient capacity within the public sewer sewerage network to 

accommodate the additional domestic foul water flows from the proposed development. 
However, discussions between the applicant and stakeholders, have identified a solution to this 

issue. This includes overcoming the lack of network capacity by removing existing surface water 

flows from the public sewer to achieve sufficient capacity for the proposed foul water flows.  

 

3.12 The applicant has identified a solution for surface water removal which involves the removal 
the existing roof and yard surface water connection into the public sewer network at Brynna 

Primary School. In light of this, please note that the applicant is currently exploring these 

opportunities, DCWW have been made aware and that the drainage strategy will be adapted 
to reflect these discussions.  

 

3.13 Finally, please note that Soakaway Testing/Site Investigation have been instructed by the 

applicant to further inform the Drainage Strategy.  
 

Coal Legacy  

 
3.14 The applicant has commissioned Rhondda Geotechnical Services to undertake a Coal Mining 

Risk Assessment, as advised at pre-application level by the Local Planning Authority in light of 
the area’s Coal Mining Legacy. The report is submitted in support of this application.  

 

Summary of Proposals 

 

3.15 The proposed development has carefully considered the existing built-form and properties 
which surround the site, as well as the wider characteristics of the village including its Coal 

Mining Legacy and impact upon ecology, drainage and highways. 
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3.16 Further details of the design are included with the plans and drawings, as well as the Design 
and Access Statement, prepared by The Urbanists which are submitted alongside this Planning 

Statement. 
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4.0 PLANNING POLICY CONTEXT 
 

4.1 A review of the planning policy context associated with the site and proposed development (at 
the national and local level) is provided within this section of the Statement.  

 

4.2 The key planning policies of relevance to the determination of the application are outlined in 
this section. A detailed assessment of the accordance of the proposed development with these 

policies is provided in Section 6 (Material Considerations) of this Statement. 
 

National Planning Policy 

 
6.1 The following policy / guidance documents prepared at the national (Welsh Government) level 

is of relevance to the determination of this outline planning application. 
 

Planning Policy Wales (11th Edition, February 2021) 
 
Placemaking 

 
6.2 Paragraph 2.8 sets out the key drivers for placemaking, and states:  

 
“Planning policies, proposals and decisions must seek to promote sustainable 
development and support the well-being of people and communities across Wales. This 
can be done through maximising their contribution to the achievement of the seven 
well-being goals and by using the five Ways of Working, as required by the Well-being 
of Future Generations Act. This will include seeking to maximise the social, economic, 
environmental and cultural benefits, while considering potential impacts when 
assessing proposals and policies in line with the Act’s Sustainable Development 
Principle.” 

 
6.3 Paragraph 1.14 sets out The Well-being of Future Generation’s Goals.  
 

 
                                      The Well-being of Future Generation’s Goals 

 
Creating Sustainable Places 

 
6.4 Paragraph 2.3 states:  
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“The planning system should create sustainable places which are attractive, sociable, 
accessible, active, secure, welcoming, healthy and friendly. Development proposals 
should create the conditions to bring people together, making them want to live, work 
and play in areas with a sense of place and well-being, creating prosperity for all.” 
 

6.5 Paragraph 2.6 states:  
 

“Sustainable placemaking is an inclusive process, involving all of those with a 
professional or personal interest in the built and natural environment, which focuses 
on developing plans, making decisions and delivering developments which contribute 
to the creation and enhancement of sustainable places.” 

 
People and Places – National Sustainable Placemaking Outcomes 

 
6.6 Paragraph 2.17 states:  
 

“In responding to the key principles for the planning system, the creation of sustainable 
places and in recognition of the need to contribute to the well-being of future 
generations in Wales through placemaking, development plans and development 
proposals must seek to deliver developments that address the national sustainable 
placemaking outcomes.” 

 
National sustainable placemaking outcomes 

 
6.7 Figure 6 on page 20 outlines how PPW should be used to achieve sustainable places in diagram 

format:  

 

 
PPW Figure 6 

 
6.8 Paragraph 2.27 sets out how to assess the sustainable benefits of development:  
 

“Planning authorities should ensure that social, economic, environmental and cultural 
benefits are considered in the decision-making process and assessed in accordance with 
the five ways of working to ensure a balanced assessment is carried out to implement 
the Well-being of Future Generations Act and the Sustainable Development Principle. 
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Key factors in the assessment process include: 

 
Social Considerations 

 

• Who are the interested and affected people and communities;  
• How does the proposal change a persons way of life, which can include:  

– how people live, for example how they get around and access services;  
– how people work, for example access to adequate employment;  
– how people socialise, for example access to recreation activities; and – how people 
interact with one another on a daily basis  

• Who will benefit and suffer any impacts from the proposal;  
• What are the short and long-term consequences of the proposal on a community, 

including its composition, cohesion, character, how it functions and its sense 
of place; and  

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

Economic Considerations  
 

• Whether, and how far, the development will help redress economic disadvantage or 
support regeneration priorities, for example by enhancing local employment 
opportunities or upgrading the environment;  

• The contribution the development would make to achieving wider strategies, 
for example the growth or regeneration of certain areas; 

• The contribution this economic activity will have to wider policy goals; and  
• How the proposal would support the achievement of a more prosperous, low carbon, 

innovative and resource efficient Wales. 
 
Cultural Considerations  
 
 

• How far the proposal supports the conditions that allow for the use of the Welsh 
language;  

• Whether or not the development protects areas and assets of cultural and historic 
significance;  

• Have cultural considerations and their relationships with the tourism industry been 
appropriately maximised;  

• If the proposal protects areas known for their cultural value in terms of music, 
literature, sport and the arts; and  

• Vibrant cultural experiences. 
 

Environmental Considerations 
 

• Will important features of the natural and built environment be protected and 
enhanced;  

• Are the environmental impacts of development on health and amenity limited 
to acceptable levels and the resilience of ecosystems improved;  

• Is environmental protection for people and natural resources, property and 
infrastructure maximised and environmental risks prevented or appropriately 
managed;  

• Will high standards of restoration, remediation, decommissioning and beneficial after 
uses be achieved;  
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• Will the depletion of non-renewable resources be minimised, waste prevented and the 
efficient and most appropriate use of materials made and re-use and recycling 
promoted;  

• Will the causes and impacts of climate change be fully taken into account through 
location, design, build, operation, decommissioning and restoration; and  

• Does it support decarbonisation and the transition to a low carbon economy. 
 

Good Design 
 

6.9 Paragraph 3.3 states: 

 
“Good design is fundamental to creating sustainable places where people want to live, 
work and socialise. Design is not just about the architecture of a building but the 
relationship between all elements of the natural and built environment and between 
people and places. To achieve sustainable development, design must go beyond 
aesthetics and include the social, economic, environmental, cultural aspects of the 
development, including how space is used, how buildings and the public realm support 
this use, as well as its construction, operation, management, and its relationship with 
the surrounding area.” 

 
6.10 Paragraph 3.4 sets out the above in an illustrative / diagrammatic manner.  
 

 
Planning Policy Wales Figure 8 

 
Promoting Healthier Places 

 
6.11 Paragraph 3.21 states:  
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“Planning authorities have a role to play in the prevention of physical and mental 
illnesses caused, or exacerbated, by pollution, disconnection of people from social 
activities (which contributes to loneliness) as well as the promotion of travel patterns 
which facilitate active lifestyles. The planning system must consider the impacts of new 
development on existing communities and maximise health protection and well-being 
and safeguard amenity. This will include considering the provision of, and access to, 
community and health assets, such as community halls, libraries, doctor’s surgeries 
and hospitals. Health impacts should be minimised in all instances, and particularly 
where new development could have an adverse impact on health, amenity and well-
being. In such circumstances, where health or amenity impacts cannot be overcome 
satisfactorily, development should be refused.” 

 
6.12 Paragraph 3.22 states:  
 

“Planning authorities should develop and maintain places that support healthy, active 
lifestyles across all age and socio-economic groups, recognising that investment in 
walking and cycling infrastructure can be an effective preventative measure which 
reduces financial pressures on public services in the longer term. The way a 
development is laid out and arranged can influence people’s behaviours and decisions 
and can provide effective mitigation against air and noise pollution. Incorporating 
drinking water fountains or refill stations for reusable bottles in public spaces is a simple 
and effective way of making places healthier and of reducing unnecessary waste. 
Effective planning can provide calming, tranquil surroundings as well as stimulating 
and sensory environments, both of these make an important contribution to successful 
places.” 
 

Housing 

 
6.13 Paragraph 4.2.2 states:  

 
“The planning system must:  
 

• identify a supply of land to support the delivery of the housing requirement to meet 
the differing needs of communities across all tenures;  

• enable provision of a range of well-designed, energy efficient, good quality market and 
affordable housing that will contribute to the creation of sustainable places; and  

• focus on the delivery of the identified housing requirement and the related land supply. 
 
Affordable Housing 

 
6.14 Paragraph 4.2.25 states:  
 

“A community’s need for affordable housing is a material planning consideration which 
must be taken into account in formulating development plan policies and determining 
relevant planning applications. Affordable housing for the purposes of the land use 
planning system is housing where there are secure mechanisms in place to ensure that 
it is accessible to those who cannot afford market housing, both on first occupation 
and for subsequent occupiers.” 

 
Public Transport 

 
6.15 Paragraph 4.1.37 states:  

 
“Planning authorities must direct development to locations most accessible by public 
transport. They should ensure that development sites which are well served by public 
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transport are used for travel intensive uses, such as housing, jobs, shopping, leisure 
and services, reallocating their use if necessary. In rural areas, planning authorities 
should designate local service centres, or clusters of settlements where a sustainable 
functional linkage can be demonstrated, as the preferred locations for new 
development.” 

 
Ecology  

 
6.16 Paragraph 6.4.3 states that development proposals must consider the need to:  

 
• “support the conservation of biodiversity, in particular the conservation of wildlife and 

habitats; 
• ensure action in Wales contributes to meeting international responsibilities and 

obligations for biodiversity and habitats; 
• ensure statutorily and non-statutorily designated sites are properly protected and 

managed; 
• safeguard protected and priority species and existing biodiversity assets from impacts 

which directly affect their nature conservation interests and compromise the resilience 
of ecological networks and the components which underpin them, such as water and 
soil, including peat; and 

• secure enhancement of and improvements to ecosystem resilience by improving 
diversity, condition, extent and connectivity of ecological networks. 
 

Trees  
 

6.17 Paragraph 6.4.25 states:  

 
“Planning authorities should protect trees, hedgerows, groups of trees and areas of 
woodland where they have ecological value, contribute to the character or amenity of 
a particular locality, or perform a beneficial and identified green infrastructure 
function.” 
 

6.18 Further to this, Paragraph 6.4.27 states:  

 

“The protection and planting of trees and hedgerows should be delivered, where 
appropriate, through locally specific strategies and policies, through imposing 
conditions when granting planning permission, and/or by making Tree Preservation 
Orders (TPOs)”.  

 
Technical Advice Notes  
 

4.3 Technical Advice Notes (TANs) supplement the policy principles of PPW and add further detail 
on issues which might affect development potential of the site. TANs which are considered 

relevant to the proposal and should therefore be given weight are: 
 

• TAN 2 – Planning and Affordable Housing (2006); 

• TAN 5 – Nature Conservation and Planning (2009); 

• TAN 11 – Noise (1997); 

• TAN 12 – Design (2016); 

• TAN 18 – Transport (2007); and 

• TAN 23 – Economic Development (2014) 

 

Technical Advice Note (TAN) 2 – Planning and Affordable Housing (2006) 
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4.4 TAN 2 states that land use planning is one of the mechanisms that can be used to provide 
affordable housing. As outlined in paragraph 3.2, the guidance set out in TAN 2 requires local 

planning authorities to: 
 

• ‘Include an affordable housing target in the development plan which is based on the 
housing need identified in the local housing market assessment; 

• Indicate how the target will be achieved using identified policy approaches; 
• Monitor the provision of affordable housing against the target (via the Local 

Development Plan Annual Monitoring Report) and where necessary take action to 
ensure that the target is met.’ 

 
4.5 In addition to this,  paragraph 6.3 notes the key role that private developers play in the 

provision of affordable housing. According to this paragraph, ‘developers have a good 
understanding of, and different perspectives on, local housing markets and therefore an 
important role in contributing to the assessment of housing requirements and generating the 
additional resources necessary to provide affordable housing. ‘ 
 

Technical Advice Note (TAN) 5 – Nature Conservation and Planning (2009) 
 

4.6 TAN 5 provides advice about how the land use planning system should contribute to protecting 

and enhancing biodiversity and geological conservation. 
 

4.7 Paragraph 4.2.1 notes how PPW recommends pre-application discussions and consultations 
between developers, local planning authorities and the statutory agencies to fully identify and 

address any issues and constraints on nature conservation caused by development activities at 
the earliest opportunity. 

 

4.8 Similarly, paragraph 5.5.1 of TAN 5 considers how local sites, including SINC designations, have 
an important role to play in meeting biodiversity targets and contributing to the quality of life 

and well-being of the community. In this way, TAN 5 draws on PPW guidance which notes how 
policies in LDP provide for the protection of these designations and highlights that the nature 

conservations interests for which local sites have been designated act as material considerations 

in the planning process. 
 

Technical Advice Note (TAN) 11 – Noise (1997) 
 

4.9 TAN 11 provides advice on how the planning system can be used to minimise the adverse 
impact of noise without planning placing unreasonable restrictions on development. This 

document also outlines some of the main considerations which local planning authorities should 

consider when determining planning applications for development which either generates noise 
or is considered noise-sensitive. 
 
Technical Advice Note (TAN) 12 – Design (2016) 

 
4.10 TAN 12 sets out detailed guidance on achieving good design. The objectives of good design 

are set out under the following categories: 
 
‘Access 

• Ensuring ease of access for all 
 
Movement 

• Promoting sustainable means of travel 
 
Character 

• Sustaining or enhancing local character 
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• Promoting legible development 
• Promoting a successful relationship between public and private space 
• Promoting quality, choice and variety 
• Promoting innovative design 

 
Community Safety 

• Ensuring attractive, safe public spaces 
• Security through natural surveillance 

 
Environmental Sustainability 

• Achieving efficient use and protection of natural resources 
• Enhancing biodiversity 
• Designing for change’ 

 
4.11 Paragraph 5.11 of TAN 12 highlights the link between sustainable residential development and 

links to public transport, access to local services and ensuring the most efficient use of land. In 

order to achieve this, TAN 12 states that development proposals for residential design should 
aim to: 
 

• ‘ Create places with the needs of people in mind, which are distinctive and respect 
local character; 

• Promote layouts and design features which encourage community safety and 
accessibility; 

• Focus on the quality of the places and living environments for pedestrians rather 
than the movement and parking of vehicles; 

• Avoid inflexible planning standards and encourage layouts which manage vehicle 
speeds through the geometry of the road and building.’ 

 
4.12 TAN 12 also advocates for context-sensitive design with housing layouts being prepared to 

reflect local context including topography and building fabric. In fact, paragraph 5.11.3 of TAN 
12 notes the important of integrating old and new development through the medium of 

reinforcing the hierarchy between spaces and considering existing features on residential sites 

including landmarks, established routes and ecology features such as trees and hedgerows. 
 
Technical Advice Note (TAN) 18 – Transport (2007) 

 
4.13 TAN 18 notes how ‘an efficient transport system is a requirement for a modern, prosperous 

and inclusive society’  yet how the impacts of transport, especially road traffic, can cause 
detriment to human health and the environment as well as contribute to climate change and 

congestion impacting upon economic competitiveness in some areas. 
 

4.14 Paragraph 3.3 of TAN 18 states that ‘the location of new residential development has a 
significant influence on travel patterns as the majority of trips start or finish at home’ and that 

housing is also the most extensive land use in settlements’. In light of this, the document notes 

the importance of identifying residential housing land which benefits from access to jobs, shops 
and services through the medium of transport options not solely relying on car use.  
 

4.15 With regards to residential car parking, paragraph 4.16 notes how ‘local planning authorities 
should give greater weight (than if considering non-residential uses) to the potential adverse 
impacts likely to result from on-street parking when the design and layout of the street is 
unlikely to satisfactorily cope with additional residential parking pressures’. In this way, 

according to TAN 18, ‘a site’s location and its relative accessibility should inform guidance on 
maximum standards and the potential lifestyle of occupants should be considered, both at the 
forward planning and development control stages’. 
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Technical Advice Note (TAN) 23 – Economic Development (2014) 
 

4.16 Paragraph 1.2.1 of TAN 23 notes how ‘the economic benefits associated with development may 
be geographically spread out far beyond the area where the development is located. As a 
consequence, it is essential that the planning system recognises, and gives due weight to, the 
economic benefits associated with new development’. 
 

4.17 As outlined in TAN 23, ‘PPW defines economic development broadly so that it can include any 
form of development that generates wealth, jobs and income’. In this way, construction 

processes in house-building represent economic land uses even though residential 
development, once built, does not represent an economic land use. In this way, TAN 23 

empasises the economic potential of housebuilding activities and their role on the overall 

economic wellbeing of areas.  
 

Local Policy Context 
 

Development Plan Context 
 

4.18 The current Development Plan for the area comprises the Rhondda Cynon Taf County Borough 

Council (RCTCBC) Local Development Plan (LDP) which was adopted in 2011 and sets out how 
the County Borough will be developed over 15 years up to 2021. The LDP contains detained 

policies which control the form of new development and it is used as the basis in the 
determination of planning applications. The LDP policies that are of relevance to this proposal 

are detailed in this section.  

 
4.19 The extract below shows an overview of the site from the RCTCBC Proposals Map: 

 

 
RCTCBC Proposals Map  

 
4.20 The extract below shows an overview of the site from the RCTCBC Constraints Map: 
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RCTCBC Constraints Map 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

                  Key 
 

4.21  In summary, the LDP Proposals Map shows that the site is: 

 

• Located within a housing allocation, namely ‘Land South of Brynna Road’ (SSA 10.11);  
• Located within the settlement boundary of Llanharan (SSA 13);  

• Located adjacent to, and partially within, a Site of Important Nature Conservation (SINC), 
namely ‘Llanharan Marsh / Brynna Woods / Jubilee Marsh’ (AW 8.174);  

• Located adjacent to, and partially within, a Primary & Secondary Coal Resources Zone.  

 
4.22 The LDP housing allocation (SSA 10.11) details that the site has been allocated for 200 dwellings 

and measures 5.74ha. As previously outlined, the LDP also confirms that ‘this elongated 
greenfield site comprises agricultural land with mature hedgerows on a south-facing slope down 
from Brynna Road’.’ With regards to the SINC designation, the LDP notes how ‘Brynna Woods 
is separated from the site by a former railway line; both the woods and old railway line form 
an extensive SINC that would have to be protected in the design of any development’. 

 
4.23 As illustrated by the LDP Constraints Map, the site has no constraints which have been 

highlighted by the local planning authority. 
 

4.24 With regards to surroundings, the site falls in close proximity to the strategic allocation SSA 9, 
Former OCC Site, Llanilid Llanharan, as illustrated in the map below. Under this policy, the 
strategic Llanilid site is allocated for residential development but also retail development, a 
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medical centre, community facilities, a new primary school and public space for the benefit of 
the local community including new residents of potential development of Land at Brynna Road, 

Hendrewen.  

 

 
 

 

 
 

 
 

 

 
 

 
 

 
 
 
 
               RCT Proposals map showing the location of the strategic Llanilid allocation with respect to the site 

      
4.25 The following policies are considered to be relevant to the proposals:  

 

• Policy SSA10 Housing Allocations; 

• Policy AW 8 Protection and Enhancement of the Natural Environment; 

• Policy SSA 13 Housing Development within Settlement Boundaries; 

• Policy CS 2 Development in the South; 

• Policy CS 5 Affordable Housing; 

• Policy AW 1 Supply of New Housing; 

• Policy AW 2 Sustainable Locations; 

• Policy AW 5 New Development; 

• Policy AW 6 Design and Placemaking; 

• Policy AW8 Protection and Enhancement of the Natural Environment; 

• Policy SSA 6 Development in the Key Settlement of Llanharan; 

• Policy SSA 11 Housing Density; 

• Policy SSA 12 Affordable Housing; 

• Policy SSA13 Housing Development within Settlement Boundaries; 
 

4.26 The policies of greatest relevance have been copied in full below, for reference: 

 
Policy SSA10 Housing Allocations  

 
‘In accordance with Policy CS 4 land is allocated in the Southern Strategy Area for residential 
development on non-Strategic Sites in the following locations:’ 
 
 Site Name  Dwellings  

11 Land South of Brynna Road, Brynna  200 

 
Policy SSA 13 Housing Development within Settlement Boundaries 

 
‘Development will be permitted within the defined settlement boundaries where it can be 
demonstrated that:  
 

1. The proposed development does not adversely effect the provision of open space;  
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2. The proposed development is accessible to local services by a range of modes of 
sustainable transport, on foot or by cycle;  

3. The proposed development does not adversely affect the provision of car parking in 
the surrounding area;  

4. The site is not contaminated or subject to land instability or is capable of being 
appropriately remediated.  

 
Development proposals within the defined settlement boundaries will only be permitted where 
they will not prejudice the development of the Strategic Sites.’ 
 

Policy CS 5 Affordable Housing  

 

‘The housing requirements identified in Policy CS 4 will be expected to contribute to established 
community housing need by providing 1770 affordable units over the plan period’. 

 
Policy AW 5 New Development 

 
‘Development proposals will be supported where:-  
 

1) Amenity 
a) The scale, form and design of the development would have no unacceptable effect on the 

character and appearance of the site and the surrounding area; 
b)  Where appropriate, existing site features of built and natural environment value would be 

retained;  
c) There would be no significant impact upon the amenities of neighbouring occupiers;  
d) The development would be compatible with other uses in the locality; 
e)  The development would include the use of multi-functional buildings where appropriate;  
f) The development designs out the opportunity for crime and anti-social behaviour.  

 
2) Accessibility  
a) The development would be accessible to the local and wider community by a range of 
sustainable modes of transport; 

       b) The site layout and mix of uses maximises opportunities to reduce dependence on cars; 
       c) The development would have safe access to the highway network and would not cause traffic 
congestion or exacerbate existing traffic congestion;  
      d) Car parking would be provided in accordance with the Council’s Supplementary Planning 
Guidance on Delivering Design and Placemaking: Access, Circulation and Parking Requirements.’ 

 
Local Development Plan Review  

 
4.27 RCTBC are required by law to prepare and maintain a LDP. The current LDP (2006-2021) was 

adopted in 2011. A formal review was considered necessary in early 2019; the primary 
conclusion of the Review Report was that it was necessary to begin preparation of a fully revised 

LDP for the period 2020-30. Following this, a delivery agreement was prepared setting out a 
timetable for the preparation of the Revised LDP. The delivery agreement was approved by the 

Council on 27th July 2020 and by Welsh Government on the 14th September 2020. The revised 

timetable is an approximate 3-month postponement on the previous delivery agreement and, 
for reference, it is set out in the table overleaf. 
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4.28 With regards to the LDP review and call for candidate sites, it must be noted that the applicant 

is also in process of promoting the allocation of this site within the emerging LDP and has 

submitted the site for consideration as part of the Candidate Sites Assessment process. The 
decision to promote the safeguarding of this current non-strategic residential allocation in the 

emerging LDP demonstrates the applicant’s commitment to developing the site and the inherent 

deliverability of both the site and the proposed scheme.  
 

Supplementary Planning Guidance  
 

4.29 In addition, the following supplementary planning guidance published and adopted by RCTCBC 
are also considered to be of relevance to the application: 

 

• Design and Placemaking (March, 2011); 

• Affordable Housing (March, 2011); 

• Nature Conservation (March, 2011); 

• Planning Obligations (December, 2014); and 

• Access, Circulation and Parking (March, 2011). 

 
Statutory Pre-Application Consultation (PAC) 
 

4.30 In accordance with article 2F of the Town and Country Planning (Development Management 

Procedure) (Wales) Order 2012 (as amended), which requires particulars of how the applicant 

has complied with section 61Z of the Town and Country Planning Act 1990; inserted into 1990 
Act by section 18 of the Planning (Wales) Act 2015, statutory pre-application consultation has 

been undertaken in support of this application. 
 

4.31 In light of the above, the applicant has undertaken extensive pre-application efforts to comply 
with the requirements and actively consult with the community and relevant stakeholders. 

 

4.32 The PAC report which accompanies this application and documents the consultation process in 
further detail. In addition to this, the report outlines the feedback received throughout the 

consultation process. Ultimately, the PAC report demonstrates local support for the principle of 
development with no concerns raised by statutory consultees on technical matters.  

 

Summary 
 

4.33 The comprehensive review of the planning policy context for the site and the development 
proposed presents a number of clear conclusions, as follows: 

 

• PPW sets out a presumption in favour of sustainable development and recognises the 
contribution of housing to community regeneration and social inclusion; 

• The site lies within the settlement boundary of Llanharan which is identified as a key 

settlement in the LDP; 

Replacement Local Development Plan Stages 
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• The site itself is allocated within the LDP as a non-strategic residential allocation 

suggesting that the principle of the development of the site is acceptable and 
encouraged at this location; 

• The site is located in close proximity to the Llanilid Strategic allocation in the LDP 

suggesting a synergy between the developments could be achieved with residents 
benefitting from the provision of services planned under the strategic allocation; 

• The site does not fall under any key constraints or designations which would restrict 

its development;  

• Despite the revocation of TAN 1 resulting in a lack of 5-year housing land supply not 
representing a material consideration in favour of new development, national planning 

policy continues to emphasise the urgent need to allocate and bring forward land in 

sustainable locations for residential development; 

• The applicant has submitted the site for consideration as part of the Candidate Sites 
assessment process in March 2021 demonstrating the commitment to delivering the 

scheme and the robust nature of the planning proposals on the site. 
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5 PRE-APPLICATION ADVICE 
 

5.1 When considering the development potential of the site and throughout the preparation of this 
planning application, the applicant has engaged in considerable pre-application dialogue with 

multiple parties and stakeholders to ensure the sustainability and deliverability of the site. 

 
5.2 A pre-application submission was made to the RCTCBC in March 2018, which sought advice in 

relation to the proposed development of Land at Brynna Road, Hendrewen. 
 

5.3 Pre-application discussions were held with RCTCBC including a pre-application meeting which 

took place on 16th April 2018 and included RCT Planning, RCT Highways, RCT Housing Policy, 
the landowner (G.T Davies & Son), the agent (Cooke & Arkwright) and the planning consultants 

(Geraint John Planning). 
 

5.4 A formal written response to the pre-application submission (Reference. GD/18/5033/41) was 
received on 18th April 2018 and is summarised below.  

 

5.5 With regards to existing site constraints, the pre-application advice noted the following:  

 

• There is concern that the access to the site should be placed at an appropriate location 

having regard to highway safety considerations along Brynna Road; 

• As the site sits at a lower level than Brynna Road a 3-metre easement will be required 
to provide access for the highway retaining wall; 

• The former Hendrewen Colliery along with old railways and garages occupied part of 

the site and there is potential for contamination to be present on site; 

• The site has also possibly been subject of relatively shallow mine workings in the past; 

• Items of historic and archaeological significance are known to existing close to the site;  

• Part of the site is known to be subject to surface water flooding to varying degrees; 
and 

• Dwr Cymru Welsh Water have indicated previously that there is no capacity in the main 

sewer locally to accommodate further development. 

 
5.6 The above points raised by the local planning authority, have been addressed and incorporated 

within the planning application and are outlined throughout this planning statement. In 
particular, however, please note that a solution to the historic sewer capacity issues has been 

identified and is being explored by the applicant.   

 
5.7 With regards to the analysis of the proposal, the formal pre-application advice noted how, 

under ordinary circumstances, this non-strategic residential allocation would be expected to 
deliver circa 200 dwellings – this is confirmed by the current allocation in the current LDP under 

policy SSA 10. On the other hand, the pre-application advice also noted how the council would 
expect that the net developable area of the site would be lower than 5.74ha and, that on the 

basis of the net developable area being around 3.8ha, the delivery of circa 130 dwellings would 

be expected. The factors determining the decision to propose up to 130 dwellings and, 
particularly, drainage discussions which have taken place between Welsh Water and the 

applicant are detailed further in the Material Consideration section of this statement.  
 

5.8 The pre-application advice also noted how the creation of a net developable area acknowledges 

constraints imposed by the relationship with the highway offering a buffer protecting the 
Brynna Woods SINC from the encroachment of residential development. This sympathetic 

approach was welcomed by the local planning authority and the advice noted how planning 
submissions on the site would have to explore the relationship with and the impact on the SINC 

resulting from the residential proposals.  
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5.9 With regards to additional documentation, the pre-application advice noted how planning 
application submissions on the site would have to include the following documentation: 

 

• Habitat Survey / Bat Survey / Barn Owl Survey; 

• Site survey identifying existing ground levels, plus details of proposed levels including 
sections / cross sections; 

• Contaminated land survey; 

• Drainage strategy to support the development of the site that reflects the drainage 

hierarchy; and 

• Transport Assessment. 
 

5.10 The formal pre-application response is enclosed in this submission at Appendix B. 
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6 MATERIAL CONSIDERATIONS 
 

6.1 The key planning considerations arising from the proposed development (in light of the nature and 
form of the proposed development, the planning policy context outlined in this statement and the 

issues raised at pre-application stage) are considered to be as follows: 

 

• Principle of the Proposed Development; 

• Density; 

• Impact upon Residential Amenity; 

• Highways and Access; 

• Site Topography; 

• Impact upon Ecology and, in particular, the SINC Designation; and 

• Other Considerations.  
 

6.2 These issues are discussed and appraised in further detail below. 
 

The Principle of  the Proposed Development  
 

6.3 The site is located within the settlement boundary of Llanharan and, as detailed by Policy AW 

2 (Sustainable Locations), this represents a sustainable location for development. In addition 
to this, as further outlined by Policy AW 2, the sustainable nature of the development site is 

emphasised by the fact that the site benefits from good accessibility to a range of sustainable 
transport options including bus routes directly adjacent to the site as well as train links and 

well-maintained pedestrian routes. This sentiment is echoed by Policy AW 5 (New 

Development) which states that development proposals need to be ‘accessible to the local and 
wider community by a range of sustainable modes of transport’. Similarly, the site benefits from 

good access to key services and facilities including schools, a post-office, places of worship, 
community uses and retail and dining opportunities. These characteristics emphasise the 

sustainable nature of the proposed development site in terms of sustainability and accessibility 
in line with the criteria set out by Policy AW 2.  

 

6.4 Policy CS 4 (Housing Requirements) in the RCT LDP sets out the requirement to ensure land is 
available for the construction of 14,385 new dwellings in sustainable locations during the plan 

period. Similarly, in support of this, Policy SSA 10 (Housing Allocations) accounts for the 
allocation of land in the Southern Strategy area for residential development on non-strategic 

sites. In fact, under Policy SSA 10, the site is allocated for residential development of 

approximately 200 dwellings.  
 

6.5 It must be noted that, through the LDP Candidate Site Assessment process in 2009, this site 
was rigorously tested and scrutinised in terms of its acceptability to accommodate residential 

development. Given the comprehensive and formal recommendations reached by RCTCBC, and 

the decision to include the site in the current LDP under the residential allocation in Policy SSA 
10, it is evident that the site represents a logical opportunity to deliver much-needed new 

housing to satisfy the aspirations of RCTCBC. 
 

6.6 As stated by the local planning authority during the LDP Candidate Site Assessment process in 

2009, it is evident that any identified constraints are minor in nature, would not restrict the 

site’s development and can be easily addressed through the medium of good design and 
mitigation. In this way, it is considered that the principle of residential development is 

appropriate and actively encouraged at this location.  
 

6.7 As outlined below, the aspirations of the local planning authority, the drainage capacity and 
topography of the site as well as the overall deliverability of the site have informed the proposal 

of circa 130 dwellings. This approach is reflected in the applicant’s Candidate Site Submission 
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for this site, submitted in March 2021, as investigation and technical reports on the site have 
confirmed that this number of units is sustainable, appropriate with regards to the existing site 

constraints and, most importantly, deliverable in the immediate future. 
 

Density 

 
6.8 As aforementioned, Land South of Brynna Road is allocated in the Southern Strategy Area for 

the development of 200 units. However, it must be noted that the LDP notes the constraints of 
the site and, in particular, the importance of protecting the woods and old railway line in any 

development coming forward. In addition to this, the LDP also states that the public sewer and 
main, which cross the site, may restrict the density of development. The pre-application 

response issued by the LPA (Reference: GD/18/5033/41) confirmed that the net developable 

area of the site would be a lower figure than the total site area of 5.74 ha. 
 

6.9 Policy SSA 11 (Housing Density) sets out the minimum density for residential development in 
the Southern Strategy Area. Crucially, this policy states that ‘lower density levels may be 
permitted where it can be demonstrated that: 
 

1. They are necessary to protect the character of the site or surrounding area; or 
2. They are necessary to protect the amenity of existing or future residents; and 
3. They still make adequately efficient use of the site.’ 

 
In light of the criteria set out by Policy SSA 11 and, as stated by both the LDP and pre-

application response (Reference: GD/18/5033/41), a lower residential density is necessary at 

this location in order to protect the SINC designation and ensure residential development is not 
encroaching on the woods and railway line. This is in line with point 1 of Policy SSA 1 which 

states that a lower residential density can be justified when it is  in place to protect the character 
of the site and surrounding area. On-going discussions between Welsh Water and the applicant 

have suggested that sewer capacity limits on-site can be mitigated, as discussed in the drainage 

section of this statement. Notwithstanding this, caution has been taken when considering the 
number of units which can reasonably be accommodated on the site. In this way, developing 

circa 130 units is in the interest of the amenity and safety of existing and future residents. 
Finally, this approach is considered appropriate and in-line with Policy SSA11 as the site, which 

has been in the LDP since 2009, needs to be developed to deliver much-needed new homes 
and fulfil the aspirations of RCTCBC.  

 
Impact upon Residential Amenity 

6.10 The site is bound by existing residential properties at Maywood to the west and Chapel Hill to 
the east. In light of this, surrounding properties to the site have been carefully considered. Key 

issues to consider include the separation distances between the new development and the 

amenity of the residents at Chapel Hill and Maywood. To account for this, the development will, 
of course, be designed to ensure that the appropriate separation distances are achieved and 

that the amenity of both existing and new residents will be protected. 
 

6.11 This approach is in line with the criteria set out by Policy AW 5 (New Development) which states 
that development proposals where there would be no significant impact upon the amenities of 

neighbouring occupiers will be supported by RCTCBC. In accordance with this policy, and in 
order to protect the amenity of new residents, the appropriate separation distances will be 

calculated and planting will be implemented to buffer the proposed units backing onto Brynna 

Road to provide protection from noise pollution arising from street traffic. Similarly, preventative 
measures including strategic orientation of housing units to avoid overlooking into adjacent 

residential areas will protect the amenity of both existing and future residents. Features such 
as enhanced pedestrian connectivity and street lighting will also contribute to prevent the 
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likelihood of street crime and anti-social behaviour taking place – this approach is, again, in line 
with the criteria set out by Policy AW5 to protect the amenity of existing and new residents. 

 
6.12 Notwithstanding the necessary precautions which future development will undoubtedly take 

with respect to neighbouring site uses, it must be noted that the site currently falls under a 

residential allocation in the LDP. This suggests that there are no conflicting neighbouring uses 
and that, in fact, the uses adjacent to the site represent an opportunity to maximise the site’s 

constraints and deliver a high-quality development which is in-keeping with its local context 
and sensitive to neighbouring residential uses.  
 

6.13 The below proposed masterplan, prepared by the Urbanists, illustrates how the appropriate 

separation distances will be achieved in the development. 
 

 
                               Extract from Proposed Masterplan 

 

 

6.14 Ultimately, as previously stated, the application site is allocated for housing, and as such it is 
considered that the proposed residential development would have negligible impact on the 

existing residential properties. 
 

Highways and Access  
 

6.15 This application is supported by a Transport Statement, which has been prepared by Corun 

Transport Consultants. The Transport Statement analyses the location and accessibility of the 
site and the proposed development in terms of access, street layout, parking provision and trip 

generation. 
 

6.16 An important consideration for the scheme has been the provision of a new access to the site 

from Brynna Road. As outlined in the Transport Statement, which accompanies this application, 
vehicular access into the site will be taken from Brynna Road, approximately 50m west of 

Meadow Rise, which is served via a right turn lane arrangement. Whilst the exact geometry of 
the access will be determined following consultation with RCT Highways, it is likely that the 

form of the access is likely to be identical to the Meadow Rise Access therefore consisting of a 

right turn lane formed within the existing central hatched area.  
 

6.17 Although the detailed design of the site’s internal layout is a reserved matter, the alignment of 

the road and turning areas at the ends of the cul-de-sac sections will be designed to 
accommodate the manoeuvring of refuse vehicles. Street lighting will be provided and, as 
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shown on the proposed masterplan, legibility and permeability will be promoted through the 
medium of this development. It must also be noted that the proposed development will provide 

crucial pedestrian and cycle infrastructure within the site to encourage walking and cycling. 
This approach is in line with Policy CS 2 (Development in the South) which notes the importance 

of reducing reliance on the private car and promoting sustainable forms of transport.  

 
6.18 The Transport Statement notes that the site is accessible by a choice of sustainable modes of 

transport and that the site is, therefore, compliant with the aspirations of both local and national 
planning policy. In fact, as outlined in this planning statement, it is evident that there are a 

good range of services and facilities near to the site offering education, shopping, leisure and 
community opportunities. These can be accessed from the site by walking, cycling or by public 

transport. In addition to this, the proposed masterplan emphasises a strong pedestrian and 

cycleway connection. For example, pedestrian links will be provided to improve the connectivity 
between the site and surrounding context by maximising the potential of the Public Rights of 

Way that are situated within close proximity of the site to the north and south. In this way, the 
development seeks to maximise opportunities to reduce reliance on the car as encouraged by 

Policy AW 5 (New Development). 

 
6.19 Measures such as the proposed street hierarchy, the natural surveillance provided by offsetting 

the development from Brynna Road and features such as traffic-calming measures will 
contribute to maximising the site’s potential and providing integration with the surrounding 

highways context in line with Policy AW 5 (New Development). The proposed development site 
is accessible to pedestrians and cyclists and is well connected to the existing active transport 

network. Furthermore, a safe and appropriate access, that meets current design standards, can 

be provided to the site from Brynna Road.  
 

6.20 The estimated traffic generation of the proposed development would not have a detrimental 

impact to the safe operation of the surrounding highway network. This approach fulfils the 

aspirations of Policy AW5 (New Development) which states that new development must have 
safe access to the highway network and not cause traffic congestion or exacerbate existing 

congestion in an area. 
 

6.21 Overall, it is considered that the application site meets planning policy requirements, as set out 

in Policy CS2 (Development in the South) and AW5 (New Development) in terms of being in an 
appropriate, sustainable location that is safely accessible by all forms of transport and that the 

impacts of the development on the continued operation and safety of the surrounding highway 
network would be acceptable. 

 
Site Topography  

6.22 The site includes a number of opportunities and constraints to its development, as outlined in 
the constraints map below, prepared by The Urbanists. With regards to topography, there is a 

difference of circa 14m from the site’s highest point, in the north-eastern corner, to its lowest, 
in the south-western corner. Furthermore, there are various utilities and services running 

through the site, including a sewer pipe and water main, as well as a spring, existing trees and 

vegetation around the site’s periphery. 
 

6.23 Notwithstanding the noted constraint of the site’s topography, development on the site will 
seek to utilise the existing constraints to shape the development and maximise the existing 

opportunities offered by the site. Whilst topography does not represent a key constraint for the 

development of circa 130 units, it must be noted that a development significantly exceeding 
this number may be both unsustainable and undeliverable. 
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    Constraints Plan 

 
 

Arboricultural Impacts 

6.24 Existing trees can be found along the site’s north western fringe, to the east of the site and 

along the southern bounder of the site adjoining the Brynna Woods. There are no Tree 
Protection Order (TPO) details available on the council website yet the pre-application response 

(Reference: GD/18/5033/41) did not identify any trees subject to TPOs. Notwithstanding this, 
however, the proposed development will ensure to protect and retain existing trees as outlined 

in the Design and Access Statement which accompanies the submission. It must be noted that 

the Local Planning Authority have not requested a Tree Survey at pre-application stage. 
 

            Ecology  
 

6.25 Ecological surveys have been undertaken by Wildwood Ecology to support the proposals and, 
in particular, to assess and evaluate the potential ecological impact of the proposed 

development.  

 
6.26 As previously stated, the site falls north of, and partially within, a SINC designation (Llanharan 

Marsh / Brynna Woods / Jubilee Marsh) forming part of the southern area of the site. The 
development will, in fact, be offset from the southern edge of the site to mitigate loss of existing 

vegetation and provide a buffer to the SINC and stream. This approach is in line with Policy 

AW8 (Protection and Enhancement of the Natural Environment) which aims to preserve and 
enhance the natural heritage in RCT and notes that development will only be permitted where 

no harm is caused to landscape features such as SINCs. 
 

6.27 The PEA, produced by Wildwood Ecology, is submitted in support of this application. This 
document concludes by recommending avenues for further survey work and, crucially, stating 

that provided the recommendations outlined within the report are successfully implemented, it 

should be possible for the proposed development to proceed and for there to be no long-term 
impacts upon the key protected species present at the site. Overall, it is considered that the 

measures proposed in the PEA, indicating how species will be protected and outlining mitigation 
steps, are in line with Policy AW8 (Protection and Enhancement of the Natural Environment) as 

they seek to both preserve and enhance the landscapes found on the site. 

 
6.28 The reports, produced by Wildwood Ecology, are submitted in support of this application. The 

measures proposed in the reports, indicating how species will be protected and outlining 
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mitigation steps, are in line with Policy AW 8 (Protection and Enhancement of the Natural 
Environment) as they seek to both preserve and enhance the landscapes found on the site. 

 

Other Considerations 

6.29 The following material considerations have also been evaluated and have informed the 
following considerations and information. 

 
Design 

 
6.30 Policy AW 6 (Design and Placemaking) notes the importance of ensuring development proposals 

are of a high standard of design which reinforces attractive qualities and local distinctiveness. 

In order to actively respond to the criteria set out by this policy, the Design and Access 
Statement, prepared by The Urbanists and submitted in support of this application, sets out a 

clear design direction which is in-keeping with the local context. In addition to this, the suite of 
plans and drawings submitted in support of the application illustrates that the proposed 

development is sympathetic to the existing context in terms of siting, appearance, scale, height, 

massing, elevational treatment, materials and detailing. This is to ensure a high-quality 
residential development is delivered on the site in order to complement and enhance the 

existing residential context. 
 

6.31 Policy AW 6 (Design and Placemaking) also notes the importance of features such as 
landscaping and planting and emphasises their importance in enhancing both development 

sites and their wider context. In light of this, and to fulfil the aspirations of Policy AW 6, the 

development will maximise the design potential of the site by integrating planting measures 
and landscaping features. This will not only contribute to making the site an attractive and 

liveable space, in line with the aspirations of both The Wellbeing of Future Generations Act and 
the LDP,  but will actively contribute to the wellbeing of current and future residents. 
 

6.32 The Design and Access statement details how design tools such as a pedestrian linked access 

and enhanced connectivity will link the site to the SINC. Similarly, the design choice to offset 
the development from the southern edge will provide protection for the SINC designation and 

the stream as well as mitigate loss to the existing vegetation. This approach is in line with Policy 

AW 6 (Design and Placemaking) which notes how design must both protect and enhance the 
existing landscape. In this way, through the medium of design, it is evident that the proposed 

development will offer protection to the existing landscape whilst also enhancing its potential 
and ensuring existing and new residents can benefit from access to Brynna Woods.  

 

Flood Risk and Drainage 
 

6.33 The TAN 15 Development Advice Map (DAM) for the area shows that the site is located outside 

of Flood Zones 2 and 3, indicating that flooding is very unlikely. In fact, as shown in the overleaf 
image, the site falls within Zone A which is considered to be ‘at little to no risk of fluvial or 
coastal / tidal flooding’. With regards to flood risk from Surface Water & Small Watercourses, a 

small southern-western portion of the site is at high risk. The site is not at risk of groundwater, 
sewer or reservoir failure flooding. Similarly, as previously stated, surface water does not pose 

a significant risk and any increases in run-off resulting from new development will be 
sustainably managed.  
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TAN 15 Flood Maps  

 

 
6.34 A drainage strategy has been prepared by Roger Casey Associates to support the application 

in terms of the strategy for the removal of foul and surface water drainage. This report, which 

is submitted in support of the application, seeks to inform the Local Planning Authority with 
regards to the proposed development’s drainage solutions. Furthermore, the strategy also 

describes the associated drainage infrastructure to identify a sustainable solution for the 
proposed foul and surface water drainage to serve the new development.  

 

6.35 While the site is currently allocated for residential development of 200 homes, the pre-
application advice issued by the local planning authority noted how historic discussions with 

Dŵr Cymru Welsh Water (DCWW) had identified constraints with the current sewer capacity. 
However, further discussions between DCWW and the applicant have highlighted that through 

the medium of solutions such as surface water removal scheme or connection to the main 
sewer and a reduction in the number of units, the site would be suitable to deliver residential 

development of circa 130 units as the historic constraints relating to sewer capacity can be 

overcome. As previously detailed in this statement, the client is currently discussing options to 
overcome this issue – these discussions will inform the scheme’s drainage strategy moving 

forward. 
 

Provision of Open Space 
 

6.36 In line with the Cardiff Council Planning Obligations SPG (January 2017), the development 

proposals include provision for a Local Area of Play (LAP) and Local Equipped Area of Play 
(LEAP). This is in line with the number of units proposed and satisfied the aspirations of LDP 

Policy C5 (Provision for Open Space, Outdoor Recreation, Children’s Play and Sport) which notes 

how ‘provision for open space, outdoor recreation, children’s play and sport will be sought in 
conjunction with all new residential developments.’ In this way, the open space provided by 

the proposed development is not only policy compliant but will actively provide recreational 
opportunities for existing and new residents. 

 
Public Rights of Way 

6.37 An indication of Public Rights of Way on and around the site is provided in the map overleaf. 
Green lines indicate footpaths and blue lines indicate bridleways. There are no byways over or 

adjacent to the site. This map was obtained from the RCT ‘My Rhondda’ mapping system. The 
planning submission for the site will maximise the opportunities provided by the Public Rights 

of Way situated within close proximity of the site and will improve connectivity between the 

site and surrounding context through the medium of pedestrian links. 
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                             Map showing Public Rights of Way adjacent to the site  
 

Heritage and Conservation 
 

6.38 The Historic Wales Portal map shows that there are no heritage designations within the site 

itself. To note, there are two historic assets to the east of the site: Hendre-wen Farmhouse 
(Coflein) and Hendrewen House (Glamorgan-Gwent Archaeological Trust). 
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7 SUMMARY AND CONCLUSIONS 

 

7.1 This Planning Statement outlines the context within which the application is made, and provides a 
detailed examination of the main planning considerations raised by the proposals, together with 

reasoned justification in support of the proposed development. 

 
7.2 The detailed assessments undertaken and provided to inform this planning application are 

considered to add considerable weight to the merit of this proposal and enable the scheme to be 
viewed favourably.  

 

7.3 In summary, on the basis of a comprehensive review of both the policy and physical context of the 
application site, and considering the feedback provided by the Local Planning Authority through the 

formal pre-application process, the site is considered to be suitable for development and the 
proposals should be viewed favourably for the following reasons: 

 

• The site is suitable and readily available for development; 

• The site is considered to be in a sustainable location in terms of its proximity to a range 
of services and facilities which are located within a reasonable walking distance; 

• The principle of the proposal is acceptable and meets the aspirations of the Authority’s 

Local Development Plan in its current state as an allocated site for residential 

development; 

• The application site represents a deliverable scheme which would make an important 
contribution to meeting the authority’s housing need in a sustainable manner; 

• It is not considered that the site has any constraints which could restrict development 

and the site is considered to be acceptable in terms of its impact on surrounding uses, 
ecology, highway network and drainage matters; 

• The pre-application discussions demonstrate that the proposal is acceptable in principle 

subject to the justifications regarding housing numbers which have been provided 
throughout this planning statement; 

• The applicant has also submitted the site for consideration as part of the Candidate 

Sites Assessment process for the emerging LDP; 

• The site is viable and can make a meaningful contribution in terms of housing provision 

in RCT and will promote health and wellbeing through the medium of POS provision 
and opportunities for engagement with nature. 

 
7.4 With regards to the above key considerations, it is considered that the proposed development is 

fundamentally sound in principle and represents an appropriate scheme, which makes effective use 

of a sustainably located site which is allocated for residential development in the LDP and falls 
within the Llanharan settlement boundary. This, coupled with the lack of technical constraints 

significant enough to restrict development on-site, provides considerable support for the proposals.   
 

7.5 Accordingly, the applicant respectfully contends that the proposal should be supported by the Local 

Planning Authority and outline planning permission ought to be granted.  
 

 
 

 
 

 

 
 

 
 

 



APPENDIX A – EXTRACT FROM THE TITLE PLAN 
 



These are the notes referred to on the following copy
of the title plan.

Dyma’r nodiadau y cyfeirir atynt ar y copi canlynol o’r
cynllun teitl.

This is a print of the view of the title plan obtained
from Land Registry showing the state of the title plan
on 02 May 2014 at 16:06:40. This title plan shows the
general position, not the exact line, of the boundaries.
It may be subject to distortions in scale.
Measurements scaled from this plan may not match
measurements between the same points on the
ground.  See Land Registry Public Guide 19 - Title
plans and boundaries.

Argraffiad yw hwn o’r cynllun teitl fel y’i darparwyd
gan y Gofrestrfa Tir sy’n dangos sefyllfa’r cynllun teitl
ar 02 Mai 2014 am 16:06:40. Mae’r cynllun teitl hwn
yn dangos safle cyffredinol, nid union linell, y
terfynau. Gall fod gwyriadau yn y raddfa. Mae’n
bosibl na fydd mesuriadau wedi eu graddio o’r
cynllun hwn yn cyfateb â mesuriadau rhwng yr un
pwyntiau ar y llawr. Gweler Cyfarwyddyd Cyhoeddus
7 – Cynlluniau Teitl.

This title is dealt with by Land Registry, Wales Office. Gweinyddir y teitl hwn gan Gofrestrfa Tir, Swyddfa
Cymru.



This copy of the title plan is incomplete without the preceding notes page.

Mae'r copi hwn o'r cynllun teitl yn anghyflawn heb y dudalen nodiadau flaenorol.



APPENDIX B – COPY OF PRE-APPLICATION ADVICE 
FROM RCTCBC (REF. GD/18/5033/41) 

 



Jack Pugsley 
Geraint John Planning 
Office 16, 
The Maltings 
East Tyndall Street 
Cardiff CF24 5EA   
      
Our Ref: GD/18/5033/41  Your Ref:     18th April 2018 
 
Dear Mr Pugsley 
 

Town & Country Planning Act 1990 
Proposed Residential Development at Hendrewen, Brynna Road, Brynna. 

 
I refer to your correspondence received on 19th march 2018 and made valid 26th 
March 2018, concerning the above and your request for pre-application advice. 
 
Having considered the nature of the submission I can respond as follows. 
 
Local Context and Constraints 
 
The site is comprised in a broadly rectangular area of land of just over 5 hectares 
located to the south of Brynna Road. The surrounding area is either comprised in 
residential development or marshland, though a small engineering business is 
located to the north east of the site 
 
In terms of site related constraints you are advised as follows –  
 

• There is concern that the access to the site should be placed at an 
appropriate location having regard to highway safety considerations along 
Brynna Road. 

• As the site sits at a lower level than Brynna Road a 3metre easement will be 
required to provide access for the highway retaining wall. 

• The former Hendrewen Colliery along with old railways and garages occupied 
part of the site and there is potential for contamination to be present on site. 
The site has possibly also been subject of relatively shallow mine workings in 
the past. 

• Items of historic and archaeological significance are known to exist close to 
the site. 

• Part of the site is known to be subject to surface water flooding to varying  
degrees 



• Dwr Cymru Welsh Water have indicated previously that there is no capacity in 
the main sewer locally to accommodate further development  

  
 
 
 
 
Please note that this information is based on our current records and is, as far as 
possible, accurate.  Nevertheless we reserve the right to advise you of any additional 
constraints that may be identified at the time of your application. 
 
Relevant Planning History 
 
As in your letter seeking the Council’s advice. 
 
Relevant Planning Policies 
 
In addition to national guidance contained within Planning Policy Wales, any 
application would be considered against the Policies within the adopted Rhondda 
Cynon Taf Local Development Plan, details of which are available on the Council's 
website by visiting www.rctcbc.gov.uk/ldp.  The relevant policies would include: 
 
Core Policies 
 
Policy CS 2 – Development in the South 
 

Area Wide Policies  

Policy AW 1 – Supply of New Housing 

Policy AW 2 – Sustainable Locations 

Policy AW 4 – Community Infrastructure & Planning Obligations 

Policy AW 5 – New Development 

Policy AW 6 – Design and Placemaking 

Policy AW 7 – Protection and Enhancement of the Built Environment 

Policy AW 8 – Protection and Enhancement of the Natural Environment 
 
Southern Strategy Area 
 
 



Policy SSA 10(11) – Housing Allocations 
 
Policy SSA 11 – Housing Density 
 
Policy SSA 12 – Affordable Housing 
 
 
Analysis of Proposal 
 
The site is located in the local development plan southern strategy area and lies 
within settlement limits and is allocated for residential development. In the southern 
strategy area there is a policy requirement that 20% of dwellings to be built are 
affordable housing. The allocation of 5.74 hectares for residential development on 
this site would normally be expected to deliver circa 200 dwellings. Whilst it is 
accepted that the net developable are of the site would be a lower figure, in this case 
you indicate that it is in the order of 3.8 hectares, and that you would expect the site 
to deliver circa 95 dwellings. Without further justification such a figure appears to be 
disproportionately low and the Council would expect the net developable area of the 
site to be able to deliver circa 130 dwellings. 
 
The creation of the net developable area acknowledges constraints imposed by the 
relationship with the highway and offers a buffer that would protect the Brynna 
Woods SINC from the encroachment of residential development. This is welcomed 
but any future submission will need to explore the relationship with and the impact on 
the SINC of the residential development of the site. 
 
 
 
Required Supporting Documentation  
 
We would encourage you to submit your application electronically via 
www.planningportal.gov.uk 
 
Having regard to the nature of your proposal and the information that has been 
submitted it is considered at this stage that in addition to the submission of standard 
mandatory supporting documentation such as application forms and plans, any 
application for the above development should also be accompanied by the following 
additional documentation: 

 

• Habitat Survey / Bat Survey / Barn Owl Survey 



• Site survey identifying existing ground levels, plus details of proposed levels 
including sections / cross sections. 

• Contaminated land survey 

• Drainage strategy to support the development of the site that reflects the 
drainage hierarchy. 

• Transport Assessment 
 
If any subsequent application fails to include the information above, there is a 
chance it may not be registered and, in any event, it is likely that an application will 
either be refused or will not be progressed until its satisfactory submission.   
 
It is also recommended to applicants that detailed information is submitted at 
application stage to ensure that, in the event of planning permission being granted, 
that 'pre-commencement' conditions (which require approval of details prior to work 
starting on site) can be minimised.  You are therefore encourage to ensure that your 
initial submission incorporates as much information as possible (for example 
materials, boundary treatment, ecology mitigation, Construction Management Plan, 
Travel Plan etc.), and address all matters raised in the advice given above. 
 
Detailed guidance on the use of the national standard application form for planning 
permission and other associated consent regime; and the information which must 
accompany a planning application so that the Local Planning Authority can 
determine the validity of the application, can be found as follows: 
 

"Guidance on the use of the standard application form ('1app') and validation of 
applications": 

http://gov.wales/topics/planning/policy/guidanceandleaflets/1appguidance/?lang=en 
 
The Town and Country Planning (Development Procedure)(Wales) Order 2012 : 
http://www.legislation.gov.uk/wsi/2012/801/contents/made 
 
How we will deal with your planning application 
 
Once your application has been received it will be allocated a reference number and 
case officer.  We will check the application to make sure it complies with the 
statutory requirements and we will contact you by phone or email to advise you of 
any discrepancies.  We will also work with you to address any outstanding concerns, 
including amendments required to make your proposal acceptable. 
 



Once we are happy with the validity of your application, we will formally consult 
neighbours and relevant consultees.  Provided there are no significant matters of 
concern resulting from such consultations we will seek to determine your application 
as swiftly as possible after the expiry of the statutory publicity period, and aim to do 
so within the 8 week statutory period. 
 
While officers endeavour to ensure you are aware of the progress of your 
application, we would encourage you to contact the case officer or our Planning 
Process team to discuss any matters further. 
 
Building Control 
 
The Planning and Building Control teams work closely to assist developers in 
improving the quality of their development and ensuring compliance with all 
appropriate conditions and Regulations.  In particular, Building Control provides a 
competitive and highly professional service and seeks to actively engage with 
developers at the earliest stage of their project.  You are therefore encouraged to 
contact the Building Control team on (01443) 494746 or by emailing 
BuildingControl@rctcbc.gov.uk. 
 
 
Request for further advice 
Following receipt of this initial advice, should you wish to discuss your scheme prior 
to a formal submission, please contact the case officer on the direct number or email 
given above.  Further charges may apply. 
 
Yr eiddoch yn gywir / Yours sincerely, 
 
 
Gareth Davies  
 
Please Note: 
The advice given in this response represents an informal opinion, provided in accordance with the Council's 
Planning Pre-Application Service.  In particular, it is emphasised that while this pre-application advice will be 
carefully considered in reaching a decision or recommendation on an application, the final decision on any 
application that you may make can only be taken after we have consulted local people, statutory consultees and 
any other interested party.  It does not therefore prejudice any decision which the Local Planning Authority may 
make should an application be submitted. 
 
  
 


