
APPLICATION NO: P/13/808/OUT 
 
APPLICANT NAME & ADDRESS: PONTARDAWE COAL & METALS CO. LTD, 
C/O THE URBANISTS, THE CREATIVE QUARTER, 8A, MORGAN ARCADE, 
CARDIFF, CF10 1AF 
 
LOCATION: LAND OFF OAKWOOD DRIVE, MAESTEG 
 
DEVELOPMENT: MIXED-USE DEVELOPMENT: 138 DWELLINGS, PUBLIC 
HOUSE, RESTAURANTS, RETAIL AND EMPLOYMENT 
 
 
APPLICATION / SITE DESCRIPTION 
 
This planning application was submitted in 2013 by Pontardawe Coal and Metals Company 
Ltd (PCMC) who acquired the majority of the site in early 2012. The land was previously 
occupied by general industrial uses (Budelpac COSi and Cooper Standard) which ceased in 
2008 and, subsequently, the site was cleared of the former factory buildings. The Outline 
application is reserved with all matters for subsequent approval and related to a 
comprehensive mixed-use development. 
 
The proposed development area comprises 4.9 hectares within the freehold ownership of 
PCMC and 2.75 hectares within the freehold ownership of Bridgend County Borough Council 
(BCBC). The planning proposals have, therefore, been prepared with involvement from 
several Council Departments. 
 
 
BACKGROUND 
 
The Outline planning application was submitted in November 2013. On 26 June 2014, the 
Development Control Committee resolved to approve a development on this site consisting 
of: 
 
i) no more than 115 units of residential accommodation 
ii) up to 650sqm fast food retail 
iii) up to 447sqm non-food retail 
iv) up to 464sqm bulky goods retail 
v) up to 557sqm food retail 
vi) up to 557sqm public house 
vii) up to a 50 bed extra care residential home 
viii) 1 larger B1 industrial unit measuring no more than 929sqm 
ix) up to 14 smaller B1 industrial units, providing no more than 2323sqm of industrial floor 
space in total 
 
The development was approved subject to a number of planning conditions and the 
applicant entering into a Section 106 Agreement to: 
 
i) Provide a financial contribution for the sum of £7,000 for the creation and extension of a 
traffic order; 
ii) Construct an extra care facility; 
iii) Provide a Local Area of Play (LAP) and Local Equipped Area of Play (LEAP); 
iv) Provide a riverside walkway; 
v) Ensure that the land identified as Employment Land is re-profiled, surfaced, fully serviced 
and includes a highway access 
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The original Committee report and amendment sheet can be found under Appendix A. 
 
POST RESOLUTION 
 
Since the resolution to grant the permission was made, there have been on-going 
discussions between the agent and the Council in terms of implementing the project. The 
viability of the project was examined in detail through the appointment of Savills, on behalf of 
the applicant, and by Alder King on behalf of the Council.  
 
Additionally, the principle of providing an extra care facility on the site was revisited, 
especially since the Council, in discussion with service providers, has subsequently 
identified an alternative site within Maesteg for this purpose. 
 
Having considered the viability and proposed outcomes of the project, the applicant has 
requested the following modifications: 
 

i) To omit the requirement for the provision of an extra care facility and increase the 
number of dwelling-units on the site from 115 to 138 by utilising the land 
previously allocated for the extra care facility and make a financial contribution of 
£200,000 in lieu of direct on-site provision of affordable housing; 

ii) To omit the provision of a river walkway and instead, provide a financial 
contribution of £35,000 towards the upgrading of an existing recreational facility 
in the locality. 

iii) Modifications to the wording of several planning conditions, to allow additional 
flexibility in their implementation 

 
 
PUBLICITY 
 
The changes to the Masterplan were subject to public consultation. The period allowed for 
response to consultations/publicity expired on 25 April 2016. 
 
 
REPRESENTATIONS RECEIVED 
 

1. Maddock Kembery Meats Ltd (Maesteg Abattoir), Bridgend Road, Maesteg: 
 
The agent acting on behalf of the Abattoir submitted a copy of their original 
comments. 
 

2. E.T & S. Construction Ltd., 244 Bridgend Road, Maesteg: 
 

Support the proposal. 
 

3. Mr. K. Phillips, 227 Bridgend Road, Maesteg: 
 

Objects to the proposal on the following grounds: 
 
i) Adverse noise 
ii) No demand for a public house or residential 
iii) Adverse impact on the town centre 
iv) Highway safety 
v) Adverse visual impact during construction 

 
 



COMMENTS ON REPRESENTATIONS RECEIVED 
 
The original comments made by the Abattoir and the occupier of 227 Bridgend Road have 
already been covered and addressed within the Committee Report dated 6 June 2014 
(Appendix A). It is noted that 227 Bridgend Road is approximately 200m away from the area 
of the Masterplan which is changing from an Extra Care Facility to additional residential 
units. The Abattoir is located approximately 300m away from the relevant area of the 
Masterplan. Furthermore, the removal of the river walkway is likely to reduce the public 
interaction and views of the abattoir and properties on Bridgend Road from the application 
site. As such, the replacement of the extra care facility with housing and the removal of the 
river walkway do not materially alter the comments made in the previous committee report. 
 
Whilst it is acknowledged that the construction phase may have a degree of visual impact, 
this is likely to be short-term only and it would be unreasonable to refuse the application on 
this basis. 
 
 
MASTERPLAN 
 
The Masterplan has been updated to reflect the modifications requested by the applicant.  
The Plan is largely unaltered apart from the south-eastern corner of the site which 
demonstrates residential development instead of an extra care facility. As a result, this 
report does not seek to revisit the merits of the entire development, but focuses 
solely on the impact of the changes to the Masterplan, the Heads of Terms and 
associated planning conditions. 
 
 
Original Masterplan (Extra Care Facility) 

 

 

 

 



 

Revised Masterplan (Residential) 

 
 
 
APPRAISAL 
 
i. To omit the provision of an extra care facility and increase the number of dwelling-
units on the site from 115 to 138 by utilising the land previously allocated for the extra 
care facility and make a financial contribution of £200,000 in lieu of direct on-site 
provision of affordable housing. 
 
Policy COM1(17) of the adopted Bridgend Local Development Plan (BLDP) allocates the site 
for residential development and based on average densities, the site can accommodate 
approximately 115 units. The original scheme also included a 50-bed extra care facility 
which would bring the provision up to 165 units. 
 
The site is not allocated within the BLDP for the provision of an extra care facility. The 
provision of this facility was in lieu of affordable housing and satisfied Policy COM5. 
 
As a result, the Masterplan has been modified to omit the extra care facility and utilise this 
space to increase the number of traditional dwelling-units on the site from 115 to 138. The 
scale parameters of the proposed dwellings would remain as stated on the original 
Masterplan. Whilst the extra care unit would have been a building with a smaller footprint 
than additional housing, its scale would have been greater. The modified Masterplan would 
bring a more consistent and uniform scale to the overall development. 
 
The potential layout would result in the creation of an entirely new residential estate which, 
subject to more specific design details, is likely to create its own character and identity. 
However, at this Outline stage, it is considered that the scale parameters and indicative 
layout, in principle, are acceptable and would not appear so out of character with its 
surroundings as to warrant refusal. 
 



The revised proposal for 138 dwellings triggers Policy COM5 of the BLDP which requires 
15% affordable housing in the Upper Llynfi Valley. The supporting text to COM5 states that it 
is the Council’s preference for affordable housing provision to be met on site, but exceptional 
circumstances may exist where this is considered to be unfeasible or unviable and would not 
deliver the Council’s strategic objectives. In such cases, payment of a commuted sum may 
be considered as an acceptable alternative. 
 
The supporting text of Policy SP14 of the BLDP states that the importance of development 
costs, including the costs of fulfilling planning agreements, should not prejudice development 
that supports the Council’s aspiration to regenerate and improve the County Borough. It is 
also noted that if such costs would result in a proposal becoming unviable, the Council may 
conclude that the benefits of the development outweigh the benefits of securing the 
infrastructural requirements. In such cases, a developer is required to demonstrate this 
through a detailed viability appraisal, in accordance with advice contained within 
Supplementary Planning Guidance 13: Affordable Housing (2007). 
 
In this regard, the applicant has submitted a detailed financial appraisal that has undergone 
various revisions and independent verification on behalf of the Council, to demonstrate that 
exceptional circumstances apply to this proposal, necessitating a relaxation of the affordable 
housing target and provision of a monetary contribution in lieu of on-site provision. 
 
The developer has sought to demonstrate that a shortfall in viability exists as a result of the 
costs associated with the purchase of the land, the mixed use nature of the proposals, the 
abnormal site development costs and the relatively low level of local house prices. The 
appraisal has been carefully scrutinised by the Principal S.106 Officer and has been subject 
to independent verification, with justification sought from the applicant for the various costs 
provided.  
 
Whilst the purchase of land is a known cost, to be borne by the majority of development 
proposals, the abnormal site development costs are exceptional characteristics of this 
scheme and will undoubtedly have a negative impact on the viability of the project. These 
characteristics are largely due to the previous industrial use of the site and the significant 
adverse ground conditions which require extensive remediation in order to bring the site up 
to a standard to accommodate new development. This includes the need to remove vast 
amounts of hard-core left by the previous uses on the site and the presence of a mine shaft 
which requires capping. Furthermore, the mixed use nature of the proposals requires 
substantial site remediation and primary infrastructure work to be undertaken up-front in 
order to make the site more marketable.  It is extremely unlikely that this scheme could be 
delivered without undertaking a substantial amount of costly work up-front. Although the 
precise value of abnormal costs may change, the Council accepts the conclusion of the 
viability assessment. 
 
Whilst this needs to be balanced against the financial return to be gained from sale of the 
residential element of the proposals and the letting of the retail / commercial components, 
sales values and demand for residential development in this part of the County Borough will 
be lower than elsewhere, particularly when compared to areas closer to the M4 corridor. This 
has been demonstrated in the Affordable Housing Viability Study prepared on behalf of 
Bridgend County Borough Council as part of the Local Development Plan evidence base. It 
is also acknowledged that there has been no large scale housing development in Maesteg 
since the peak of the market. There must, therefore, be recognition of the speculative nature, 
and associated risks, of delivering such a major development in this part of the County 
Borough. In this particular case, the extent of the up-front costs associated with the site and 
the lower sales values of the residential phase of the development, represents a clear and 
apparent risk to the overall viability of the scheme. 
 



Whilst the initial Viability Appraisal did not provide a commuted sum towards affordable 
housing, the process of careful scrutiny and extensive negotiation has led to various 
revisions of the appraisal. The latest appraisal, which is to be considered as part of this 
proposal, is deemed by the Council to provide a realistic and reasonable assessment of the 
viability of the scheme. Based on this appraisal, it is possible to secure a commuted sum of 
£200,000 towards the provision of affordable housing. A further contribution of £35,000 
towards off-site open space and recreation improvements can also be secured (Section ii. of 
the Appraisal refers). 
 
It must be acknowledged that the commuted sums represent a significant increase to the 
original viability appraisal submitted by the applicant. This figure is derived from a reduction 
in the level of developer’s anticipated profit in the scheme, which must be noted to be a level 
that is below market expectations. In light of the marginal viability, it is considered that the 
benefits the proposals will provide through the construction of 138 dwellings in an area of 
minimal new house building, is a significant benefit to the Llynfi Valley and justifies a 
relaxation of Policy COM5. It is, therefore, considered that the commuted sum that has been 
proposed by the applicant towards affordable housing is acceptable in lieu of on-site 
provision. It is considered necessary to secure this through a legal agreement and the 
relevant Heads of Terms have been formulated as listed under the 'Recommendation' 
section of this report. 
 
 
ii. To omit the provision of a river walkway and instead, provide a financial 
contribution of £35,000 towards the upgrading of existing recreational facility in the 
locality. 
 
Policy COM11 of the adopted Bridgend Local Development Plan (BLDP) states that all new 
housing developments should provide a satisfactory level of outdoor recreation space or its 
equivalent value. This requirement is in addition to the basic amenity space requirements 
necessary to meet the individual needs of occupiers. 
 
The application proposes to provide a range of recreational facilities. The Masterplan 
includes on-site provision of a Local Area for Play (LAP) for children. This is supplemented 
by the more formal on-site provision of a Local Equipped Area for Play (LEAP). With regards 
to these facilities, the Masterplan remains unchanged and would be secured through a legal 
agreement, in accordance with the original resolution of the Development Control 
Committee. 
 
The original Masterplan indicated that general public open space would be provided along 
the eastern boundary of the site with the creation of a new river walkway. The original 
Masterplan did not include any specific details concerning the river walkway, other than an 
indication of its potential route which followed the river and spanned the length of the site.  
 
Since the Development Control Committee resolved to approve the original development, 
further consideration has been given to the river walkway. It became apparent that there 
were a number of issues associated with its deliverability, particularly those relating to its 
construction, future maintenance and liability. Furthermore, the walkway lacked connectivity 
at the northern end of the site and would terminate rather abruptly with users having to turn 
back rather than access other parts of the site or existing roads and paths. Having regard to 
the above, it is reasonable to conclude that whilst the walkway met the requirements of 
Policy COM11, there was sufficient scope to consider more appropriate provision of open 
space which would have greater benefits to future residents of the proposed development 
and the local community. 
 



As an alternative to the river walkway and having regard to the viability of the overall scheme 
(refer to i. of the Appraisal section of the report), the developer has offered a financial 
contribution of £35,000 towards the upgrading of existing recreation facilities in close 
proximity to the application site. For example, there is an area of open space between the 
application site and existing Oakwood Estate, whilst Garth Playing Fields, which consists of 
a variety of outdoor sports facilities, is within 300m of the application site and would be 
accessible to the future residents of the development site. 
 
Having regard to the above, it is considered that the financial contribution offered by the 
applicant, in conjunction with the on-site provision of a LAP and a LEAP, would ensure that 
the development as a whole would deliver adequate formal and informal public open spaces 
to satisfy the requirements of Policy COM11 of the BLDP. It is considered necessary to 
secure the relevant facilities through a legal agreement and the Heads of Terms have been 
amended accordingly as listed under the 'Recommendations' section of this report. 
 
 
iii) Conditions 
 
The agent has reviewed the planning conditions that were imposed on the original 
Development Control Committee Report (Appendix A). Whilst several conditions require 
modification as a result of updates to the Masterplan, the agent has requested additional 
flexibility to the wording of several conditions, particularly with regards to the timing of 
submitting information to address pre-commencement conditions and their implementation. 
For example, given the mixed-use nature of the proposal, it is highly unlikely that all phases 
of the development would be commencing simultaneously. Several conditions have, 
therefore, been modified to be more pragmatic so that they address each phase of 
development and are 'triggered' when that particular phase is to be brought forward for 
construction. 
 
The conditions which have been modified are: 
 
1, 2, 4, 5, 8, 12, 14, 15, 17, 21, 22, 36, 37, 38, 40, 43, 44, 45 and 46 
 
No objections have been received from the Group Manager Public Protection and no 
observations have been received from the Group Manager Transportation and Engineering 
(Highways) regarding the re-wording of these conditions. 
 
For clarity, all 48 conditions have been re-produced and can be found under the 
'Recommendations' Section of this report. 
 
 
CONCLUSION 
 
Having considered all relevant evidence and material planning considerations, this Outline 
application is again recommended for approval because the development complies with 
Council policy and guidelines. The development, in principle, would offer significant benefits 
to the economic, social and environmental regeneration of Maesteg and would not adversely 
affect visual amenities, highway/pedestrian safety, ecology/biodiversity, the vitality and 
viability to Maesteg Town Centre nor so significantly harms neighbours' amenities as to 
warrant refusal.  
 
It is concluded that the benefits of the development is a significant material consideration in 
the determination of this application which outweighs any shortfall in infrastructural 
requirements. As referred within the original Committee report, matters relating to flooding 
only marginally exceed the guidance of Technical Advice Note 15 and in the absence of 



adverse comments from Emergency Services and subject to conditions, any flood risks 
could be reasonably mitigated so as to avoid undue risk and harm to the public. 
 
 
RECOMMENDATION 
 
(A)  The applicant enters into a Section 106 Agreement to:  
 
(i) Provide a financial contribution for the sum of £7,000 for the creation and extension of a 
traffic order to ensure vehicle speeds along Oakwood Drive and within the site are limited to 
an appropriate level, and to ensure on-street parking is not generated in the vicinity of the 
fast food restaurants, or around the proposed junctions directly serving the site.  
 
(ii) Provide a financial contribution for the sum of £200,000 towards affordable housing. 
 
(iii) Provide a Local Area of Play (LAP) and Local Equipped Area of Play (LEAP) as shown 
on the amended illustrative Masterplan (Drawing No. 15095 F002 Rev. B - received 21 April 
2016) prior to the completion of the 50th residential unit built on the site. The specification of 
the Local Area of Play and Local Equipped Area of Play, including precise location, size and 
future maintenance requirements, to be agreed in writing by the Council prior to the 
submission of the first reserved matters application for residential development; 
 
(iv) Provide a financial contribution for the sum of £35,000 no later than the construction of 
the 50th residential unit built on the site, towards the upgrading of outdoor recreation in the 
locality. 
 
(v) Ensure that the land identified as Employment Land on Plan Number Masterplan 
(Drawing No. 15095 F002 Rev. B - received 21 April 2016) is re-profiled, surfaced and fully 
serviced, including a highway access of appropriate size and standard, in accordance with a 
scheme and method statement to be submitted and approved in writing by the Council, no 
later than the construction of the 50th residential unit built on the site. 
 
(B) The Corporate Director Communities be given plenary powers to notify the Welsh 
Government of the intention to approve the application in accordance with Circular 7/12: 
Town and Country Planning (Notification) (Wales) Direction 2012. 
 
(C) The Corporate Director Communities be given plenary powers to issue a decision notice 
granting consent in respect of this proposal should the Welsh Government offer no adverse 
comments to the application and once the applicant has entered into the aforementioned 
Section 106 Agreement and subject to the standard outline conditions and the following 
additional conditions: 
 
 

1. Unless otherwise agreed in writing by the Local Planning Authority, the development 
shall be carried out in conformity with the following drawings: 
 
Site Boundary Plan (received 22 November 2013) 
Masterplan 15095 F002 Rev. B (received 21 April 2016) 
Parameters Plan 15095 F003 Rev. B (received 21 April 2016) 
 
Reason: To avoid doubt or confusion as to the extent of the permission hereby 
granted and in the interests of highway safety and to safeguard the general amenities 
of the area. 
 



2. Notwithstanding the submitted plans and unless otherwise agreed in writing by the 
Local Planning Authority, the consent hereby granted shall be limited to: 
 
i) no more than 138 units of residential accommodation 
ii) up to 650sqm fast food retail 
iii) up to 447sqm non-food retail 
iv) up to 464sqm bulky goods retail 
v) up to 557sqm food retail 
vi) up to 557sqm public house 
vii) 1 larger B1 industrial unit measuring no more than 929sqm 
viii) up to 14 smaller B1 industrial units, providing no more than 2323sqm of industrial 
floor space in total 
 
Reason: To avoid doubt and confusion as to the extent of the permission hereby 
granted and in the interests of highway safety and to safeguard the general amenities 
of the area. 
 

3. No development shall take place, including any works of demolition/site clearance, 
until a Construction Method Statement has been submitted to, and agreed in writing 
by, the Local Planning Authority. The Statement shall provide for: 
 
i. the parking of vehicles of site operatives and visitors  
ii. loading and unloading of plant and materials  
iii. storage of plant and materials used in constructing the development  
iv. wheel washing facilities  
v. measures to control the emission of dust and dirt during construction  
vi. the provision of temporary traffic and pedestrian management along the A4063 
Llwydarth Road and Oakwood Drive 
vii. Construction noise management plan identifying details of equipment to be 
employed, operations to be carried out and mitigation measures (such as those 
identified in section 6.1 of the noise report) to be used; 
viii. Approximate timescales of each operational phase; 
ix. Operational hours; 
v. A scheme of vibration monitoring for any piling operations that are to be 
undertaken and their locations 
x. A scheme for implementing effective liaison with the local residents 
 
Development shall be carried out in accordance with the agreed Construction Method 
Statement unless otherwise agreed in writing by the Local Planning Authority. 

 
Reason: In the interests of highway safety and general amenities. 
 

4. There shall be no direct means of vehicle access from Oakwood Drive into the area 
of land accommodating the fast food restaurants, as shown on drawing number: 
Masterplan 15095 F002 Rev. B (received 21 April 2016). 
 
Reason: In the interests of highway safety. 

 
5. There shall be no means of vehicle access into the western site boundary for the first 

80m (measured from the northern site boundary - the communal boundary with the 
adjacent builders merchants), as shown on drawing number: 15095 F002 Rev. B 
(received 21 April 2016). 
 
Reason: In the interests of highway safety. 
 



6. The main access points into the site shall be no less than 40m apart (measured from 
the centre of each junction). 
 
Reason: In the interests of highway safety. 
 

7. Notwithstanding the submitted plans, no development shall commence until a 
scheme has been submitted to and agreed in writing by the Local Planning Authority 
showing the site frontage boundary being set back and a 3.0m wide segregated, 
shared community route provided, which shall appropriately link into the existing 
footways abutting 43 Ewenny Road and 1 Oakwood. The scheme shall be fully 
implemented in accordance with the agreed details before the development is 
brought into beneficial use. 
 
Reason: In the interests of highway safety and to promote sustainable means of 
transport to/from the site. 
 

8. Notwithstanding the submitted plans, and prior to the commencement of each phase 
of the development, hereby approved, no development shall take place until there 
has been submitted to and agreed in writing by the Local Planning Authority a 
scheme showing vehicular turning facilities for that particular phase. The turning 
facilities shall be designed so as to enable vehicles to enter and leave in a forward 
gear. The turning facilities shall be implemented in accordance with the agreed 
scheme and completed prior to the respective proposed development associated 
with that phase of development being brought into beneficial use. The agreed turning 
facilities shall be retained thereafter unless otherwise agreed in writing by the Local 
Planning Authority. 
 
Reason: In the interests of highway safety. 
 

9. All vehicle accesses linking onto Oakwood Drive shall be laid out with vision splays of 
2.4m x 43m in both directions before the development is brought into beneficial use 
and retained as such thereafter unless otherwise agreed in writing by the Local 
Planning Authority. 
 
Reason: In the interests of highway safety. 
 

10. No structure, erection or planting exceeding 0.9m in height above adjacent 
carriageway level shall be placed within the required vision splay areas at any time. 
 
Reason: In the interests of highway safety. 
 

11. Notwithstanding the submitted plans, no development shall commence until a 
scheme has been submitted to and agreed in writing by the Local Planning Authority 
showing traffic speed reduction measures along Oakwood Drive between Ewenny 
Road and 1 Oakwood. Such a scheme shall include appropriate signage and 
carriageway markings and shall be fully implemented in accordance with the agreed 
scheme before each individual development is brought into beneficial use. 
 
Reason: In the interests of highway safety. 
 

12. Notwithstanding the submitted plans, no phase of development shall commence until 
a scheme has been submitted to and agreed in writing by the Local Planning 
Authority showing traffic speed reduction measures along the internal access roads 
within that phase. Such a scheme shall include measures to reduce vehicle speeds 
to no more than 20mph and shall be fully implemented, along with the appropriate 



signage and carriageway markings, in accordance with the agreed scheme before 
that phase of development is brought into beneficial use. 
 
Reason: In the interests of highway and pedestrian safety. 
 

13. No development shall commence until a scheme for the provision of improvements to 
the two bus stops sited on the A4063 in the vicinity of 26 Bethania Street has been 
submitted to and agreed in writing by the Local Planning Authority. The improvement 
works shall be fully implemented in accordance with the agreed scheme before each 
individual development is brought into beneficial use. 
 
Reason: To promote sustainable means of transport to/from the site. 
 

14. No development shall commence until a scheme for the provision of pedestrian 
crossing points at appropriate locations across: Oakwood Drive, the road linking 
Oakwood Drive with the A4063, each of the accesses into the site, and the roads 
between 2 and 31 Oakwood, and 48 and 49 Oakwood has been submitted to and 
agreed in writing by the Local Planning Authority. The crossing points shall consist of 
dropped kerbs and tactile paving and shall be implemented before each related 
phase of development is brought into beneficial use and retained as such thereafter 
unless otherwise agreed in writing by the Local Planning Authority. 
 
Reason: In the interests of highway safety and to promote sustainable means of 
transport to/from the site. 
 

15. No development of the fast food / restaurant buildings (Buildings A) shall commence 
until a scheme for the provision of a physical barrier incorporating an anti-dazzle 
function along the first 70m of the site frontage (measured from the northern site 
boundary), as shown on drawing number: Masterplan - 15095 F002 Rev. B (received 
21 April 2016), has been submitted to and agreed in writing by the Local Planning 
Authority. The barrier shall be installed in accordance with the agreed scheme and 
implemented prior to the beneficial use of any of the fast food / restaurant buildings. 
 
Reason: In the interests of highway safety. 
 

16. This permission granted does not extend to any matters which are by other 
conditions required to be further approved by or agreed with the Local Planning 
Authority, notwithstanding that all or any such matters are included or referred to on 
the submitted plan. 
 
Reason: For the avoidance of doubt as to the extent of permission hereby granted. 
 

17. Prior to commencement of each phase of the development hereby approved, no 
development shall take place until there has been submitted to and agreed in writing 
by the Local Planning Authority, details of the location, layout and mitigation 
measures to be applied to any business capable of giving rise to odour nuisance. 
Unless otherwise agreed in writing by the Local Planning Authority, the agreed 
mitigation measures shall be implemented prior to the beneficial occupation of that 
business premises and any equipment installed as part of the approved scheme shall 
thereafter be operated and maintained in accordance with that approval and retained 
for so long as the use continues. 
 
Reason: In the interests of amenities. 
 



18. Prior to commencement of each phase of the development hereby approved, no 
development shall take place until there has been submitted to and agreed in writing 
by the Local Planning Authority an options appraisal and remediation strategy giving 
full details of the remediation measures required in residential gardens/soft 
landscaped areas and how they are to be undertaken. Development shall be carried 
out in accordance with the agreed appraisal and strategy unless otherwise agreed in 
writing by the Local Planning Authority. 
 
Reason: In the interests of the amenities of future occupiers. 
 

19.  Prior to the beneficial occupation of any part of the permitted development, a 
verification report demonstrating completion of works set out in the approved 
remediation strategy referred to in condition 18 above, and the effectiveness of the 
remediation shall be submitted to and agreed, in writing, by the Local Planning 
Authority. The report shall include results of sampling and monitoring carried out in 
accordance with the agreed verification plan to demonstrate that the site remediation 
criteria have been met. The report shall also include: 
 
i) A 'long-term monitoring and maintenance plan' for longer-term monitoring of 
pollutant linkages, maintenance and arrangements for contingency action, as 
identified in the verification plan; 
ii) Reports on monitoring, maintenance and any contingency action; 
iii) A final report demonstrating that all long-term site remediation criteria have been 
met and documenting the decision to cease monitoring 

 
Unless otherwise agreed in writing by the Local Planning Authority, the long-term 
monitoring and maintenance arrangements shall be implemented in accordance with 
the agreed reports and plan(s). 
 
Reason: In the interests of the amenities of future occupiers. 
 

20. If during development, contamination not previously identified is found to be present 
at the site then no further development shall be carried out on that phase of 
development until there has been submitted to and agreed in writing by the Local 
Planning Authority a remediation strategy. The strategy shall include details of all 
measures for the treatment of any unsuspected contamination. Development shall be 
carried out in accordance with the remediation strategy. 
 
Reason: In the interests of amenities. 
 

21. No development shall commence of the fast food / restaurant buildings (Buildings A) 
until a scheme has been submitted to and agreed in writing by the Local Planning 
Authority for a 2.0m high acoustic barrier to be erected immediately west of the car 
park and 'drive through' to the northernmost fast food restaurant. The scheme shall 
also include the design details of the barrier and construction material. The barrier 
shall be erected in accordance with the agreed scheme prior to the beneficial 
occupation of any of the 'drive through' restaurants hereby approved and shall be 
retained in perpetuity unless otherwise agreed in writing by the Local Planning 
Authority. 
 
Reason: In the interests of amenities. 
 

22. No development shall commence of the food retail unit (Building E) until a scheme 
has been submitted to and agreed in writing by the Local Planning Authority for a 
2.3m high and 3.0m high acoustic barrier at the locations recommended in Section 



6.2.2 of the Noise Impact Assessment (conducted by Waterman Transport & 
Development Limited - received 25 November 2013). The scheme shall also include 
the design details of the barriers and construction material. The barriers shall be 
erected in accordance with the agreed scheme and in accordance with a timetable to 
be submitted to and agreed in writing by the Local Planning Authority. The barriers 
shall be retained in perpetuity unless otherwise agreed in writing by the Local 
Planning Authority. 
 
Reason: In the interests of amenities. 
 

23. The A1 uses hereby permitted, as defined by the Town and Country Planning (Use 
Classes) Order 1987 (or any Order revoking and re-enacting that Order), shall not be 
open to customers outside the following times: 
 
0700-2300 hours Monday-Saturday 
0700-2200 hours Sundays 
 
Reason: In the interests of amenities. 
 

24. The A3 uses hereby permitted, as defined by the Town and Country Planning (Use 
Classes) Order 1987 (or any Order revoking and re-enacting that Order), shall not be 
open to customers outside the following times: 
 
0700-2300 hours Sunday-Thursday       
0700-midnight   Friday-Saturday 
 
Reason: In the interests of amenities. 
 

25. Unless otherwise agreed in writing with the Local Planning Authority, deliveries to the 
A1, A3 and B1 units, as defined by the Town and Country Planning (Use Classes) 
Order 1987 (or any Order revoking and re-enacting that Order) shall be restricted to: 
 
0700-2200 hours Monday-Friday 
0800-2200 hours Saturday-Sunday 
 
Reason: In the interest of amenities. 
 

26. Notwithstanding the provisions of the Town & Country Planning (General Permitted 
Development) Order 1995 (or any Order revoking and re-enacting that Order with or 
without modification), or The Town and Country Planning use Classes (Order) 1987 
no development which would be permitted under Article 3 and Class B of Part 3 to 
Schedule 2 (Change of Use) of the Order shall be carried out without the prior written 
consent of the Local Planning Authority. 
 
Reason: In the interests of amenities. 
 

27. Any subsequent reserved matters application associated with the permission hereby 
granted shall include the submission of a detailed noise assessment to ensure that 
the rating level (when assessing the noise using BS4142) of the cumulative noise 
generated from fixed plant and any other operations which fall within the scope of 
BS4142 as measured (or where this is not possible, calculated) as an A-weighted 
equivalent continuous sound pressure level (LAeq), in free field conditions at the 
boundary of any residential premises, shall not exceed the following:  
 
Daytime (0700-1900 hrs)       Evening (1900- 23.00hrs)   Night (23.00-07.00hrs) 



   49dB LAeq,1hr                            43dBLAeq,1hr                  40dB LAeq, 5mins 
 

28. Any subsequent reserved matters application associated with the permission hereby 
granted shall include the submission of a report which reviews the noise likely to be 
emitted as a result of the employment uses on the site. The report shall include: 

 
i) a review of the type of operations at the site and the noise levels/noise impact likely 
to be generated from these operations 
ii) details of fixed plant, including the location and noise levels to be emitted from the 
plant 
iii) hours of operation  
iv) details of deliveries 
v) any mitigation measures  
 
Reason: In the interests of amenities. 
 

29. Unless otherwise agreed in writing by the Local Planning Authority, the remedial 
measures for the shallow workings and the stabilisation and remediation works for 
the mine entries, shall be carried out in accordance with the documents titled: 
 
Report on Site Investigations (2010) - Undertaken by Johnson Poole & Bloomer Land 
Consultants (received 29 November 2013) 
 
Site Investigations (2013) - Undertaken by Johnson Poole & Bloomer Land 
Consultants (received 29 November 2013) 
 
Reason: In the interests of safety. 
 

30. No development shall commence until the mitigation measures and 
recommendations identified within Chapter 7 of the Extended Phase I Habitat Survey 
(November 2013) - conducted by Acer Ecology (received 22 November 2013) have 
been completed in accordance with a timetable to be submitted to and agreed in 
writing by the Local Planning Authority. The mitigation measures and 
recommendations shall be carried out in accordance with the agreed timetable. 
 
Reason: To ensure that adequate mitigation measures are undertaken in respect of 
ecology and biodiversity. 
 

31. Any subsequent reserved matters application associated with the permission hereby 
granted shall include the submission of an Ecological Management Plan, as identified 
within Chapter 7 of the Extended Phase I Habitat Survey (November 2013) - 
conducted by Acer Ecology (received 22 November 2013). 
 
Reason: To ensure that adequate mitigation measures are undertaken in respect of 
ecology and biodiversity. 
 

32. No development shall commence until a scheme for the eradication and/or control of 
Japanese Knotweed & Himalayan Balsam has been submitted to and agreed in 
writing by the Local Planning Authority. The agreed scheme shall be implemented in 
accordance with a timetable to be submitted to and agreed in writing by the Local 
Planning Authority. 
 
Reason: In the interests of biodiversity/ecology. 
 



33. No development shall commence until a scheme for the comprehensive and 
integrated drainage of the site, including attenuation to brownfield run-off, showing 
how foul drainage, road and roof/yard (surface) water will be dealt with, has been 
submitted to and approved in writing by the Local Planning Authority. The approved 
scheme shall be implemented in full prior to the beneficial use of any part of the 
development hereby approved unless otherwise agreed in writing by the Local 
Planning Authority. 
 
Reason: To ensure that effective drainage facilities are provided for the proposed 
development and that flood risk is not increased. 
 

34. No development shall commence on site until a scheme has been submitted to and 
agreed in writing by the Local Planning Authority to include a ground investigation 
report and infiltration test, sufficient to support the design parameters and suitability 
of any proposed infiltration system. Development shall be carried out in accordance 
with the agreed scheme and implemented prior to the beneficial occupation of any of 
the development hereby approved.  
 
Reason: To ensure that effective and satisfactory managements and disposal of 
surface water is provided for the proposed development. 
 

35. No development shall commence on site until a detailed, comprehensive and site-
specific emergency flood plan has been submitted to and agreed in writing by the 
Local Planning Authority. The plan shall include details on the designated emergency 
routes and the method of how on-site occupants will be notified of the flood event. 
 
Reason: To ensure that flood risk is clearly identified and that all parties are aware of 
the associated risks. 
 

36. Prior to the construction of each building, hereby approved, no development shall 
take place until a detailed specification for, or samples of, the materials to be used in 
the construction of the external surfaces of that building has been submitted to and 
agreed in writing by the Local Planning Authority. Development shall be carried out in 
accordance with the agreed details. 
 
Reason: To ensure that the proposed materials of construction are appropriate for 
use on the development so as to enhance and protect the visual amenity of the area. 
 

37. Prior to the construction of each phase of development, hereby approved, no 
development shall take place until there has been submitted to and agreed in writing 
by the Local Planning Authority a plan indicating the positions, design, materials and 
type of boundary treatment (including noise barriers) to be erected for that phase of 
development and a timetable for its implementation. Development shall be carried 
out in accordance with the agreed plan and timetable unless otherwise agreed in 
writing by the Local Planning Authority. 
 
Reason:  To ensure that the general amenities of the area are protected. 
 

38. Prior to the construction of each building, hereby approved, no development shall 
take place until details of the proposed floor levels of that building in relation to 
existing ground levels and the finished levels of the site has been submitted to and 
agreed in writing by the Local Planning Authority. The development shall be carried 
out in accordance with the agreed details. 
 



Reason:  To ensure that the development relates appropriately to the topography of 
the site and the surrounding area. 
 

39. The developer shall ensure that a suitably qualified archaeologist is present during 
the undertaking of any ground works in the development area, so that an 
archaeological watching brief can be conducted. The archaeological watching brief 
will be undertaken to the standards laid down by the Institute of Field Archaeologists. 
The Local Planning Authority shall be informed in writing, at least two weeks prior to 
the commencement of the development, of the name of the said archaeologist and 
no work shall commence until the Local Planning Authority has confirmed, in writing, 
that the proposed archaeologist is suitable. A copy of the watching brief shall be 
submitted to the Local Planning Authority within three months of the fieldwork being 
completed by the archaeologist. 
 
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. 
 

40. Prior to the construction of each phase of development, hereby approved, full details 
of both hard and soft landscape works for that phase shall be submitted to and 
agreed in writing by the Local Planning Authority. The details shall include: the 
proposed finished levels or contours; means of enclosure; car parking layouts; other 
vehicle and pedestrian access and circulation areas; hard surfacing materials; minor 
artefacts and structures (e.g. furniture, play equipment, refuse or other storage units, 
signs, lighting etc); proposed and existing functional services above and below 
ground (e.g. drainage power, communications cables, pipelines etc. indicating lines, 
manholes, supports etc); retained historic landscape features and proposals for 
restoration, where relevant. The landscaping works shall be carried out in 
accordance with the agreed details and implemented prior to the occupation of any 
part of that phased of development or in accordance with a programme to be 
submitted to and agreed in writing by the Local Planning Authority prior to any 
development of that phase commencing on site. 
 
Reason: To maintain and improve the appearance of the area in the interests of 
visual amenity, and to promote nature conservation. 
 

41. The plans and particulars submitted in accordance with the reserved matter in 
respect of landscaping above shall include:- 
 
(a) a plan showing the location of, and allocating a reference number to, each 
existing tree on the site which has a stem with a diameter, measured over the bark at 
a point 1.5 metres above ground level, exceeding 75mm, showing which trees are to 
be retained and crown spread of each retained tree; 
 
(b) details of the species, diameter (measured in accordance with paragraph (a) 
above), and the approximate height, and an assessment of the general state of 
health and stability, of each retained tree and of each tree which is on land adjacent 
to the site and to which paragraphs(c) and (d) below apply; 
 
(c) details of any proposed topping or lopping of any retained tree, or of any tree 
on land adjacent to the site; 
 
(d) details of any proposed alterations in existing ground levels, and of the 
position of any proposed excavation, within the crown spread of any retained tree or 
of any tree on land adjacent to the site. 



 
(e) details of the specification and position of fencing and of any other measures 
to be taken for the protection of any retained tree from damage before or during the 
course of development. 
 
In this condition "retained tree" means an existing tree which is to be retained in 
accordance with the plan referred to in paragraph (a) above. 
 
Reason: To maintain and improve the appearance of the area in the interests of 
visual amenity, and to promote nature conservation. 
 

42. No development shall take place until a schedule of landscape maintenance 
(excluding domestic gardens) for a minimum period of 3 years has been submitted to 
and agreed in writing by the Local Planning Authority. The schedule shall include 
details of the arrangements for its implementation. Development shall be carried out 
in accordance with the agreed schedule. 
 
Reason: To maintain and improve the appearance of the area in the interests of 
visual amenity, and to promote nature conservation. 
 

43. Unless otherwise agreed in writing by the Local Planning Authority, there shall be no 
amalgamation of Units marked 'C' on drawing number: Masterplan 15095 F002 Rev. 
B (received 21 April 2016). 
 
Reason: To establish and retain a local service centre and to avoid undue harm on 
the vitality and viability of the Maesteg town centre. 
 

44. Unless otherwise agreed in writing by the Local Planning Authority, there shall be no 
amalgamation of Units marked 'D' and 'E' on drawing number: Masterplan 15095 
F002 Rev. B (received 21 April 2016). 
 
Reason: To establish and retain a local service centre and to avoid undue harm on 
the vitality and viability of the Maesteg town centre. 
 

45. Unless otherwise agreed in writing by the Local Planning Authority, Unit marked 'D' 
on drawing number: Masterplan 15095 F002 Rev. B (received 21 April 2016) shall be 
used for the sale of bulky goods and for no other purpose including any other 
purpose in Class A1 of the Schedule to the Town and Country Planning (Use 
Classes) Order 1987, or in any provision equivalent to that Class in any statutory 
instrument revoking and re-enacting that Order. 
 
Reason: To establish and retain a local service centre and to avoid undue harm on 
the vitality and viability of the Maesteg town centre. 
 

46. Unless otherwise agreed in writing by the Local Planning Authority, there shall be no 
subdivision of Unit marked 'D' on drawing number: Masterplan 15095 F002 Rev. B 
(received 21 April 2016). 
 
Reason: To establish and retain a local service centre and to avoid undue harm on 
the vitality and viability of the Maesteg town centre. 
 

47. Prior to the commencement of development approved by this planning permission (or 
such other date or stage in development as may be agreed in writing with the Local 
Planning Authority), the following components of a scheme to deal with the risks 



associated with contamination of the site shall each be submitted to and agreed, in 
writing, by the Local Planning Authority:  
 
1. A preliminary risk assessment which has identified:  
- all previous uses  
- potential contaminants associated with those uses  
- a conceptual model of the site indicating sources, pathways and receptors  
- potentially unacceptable risks arising from contamination at the site.  
2. A site investigation scheme, based on (1) to provide information for a detailed 
assessment of the risk to all receptors that may be affected, including those off site.  
3. The site investigation results and the detailed risk assessment (2) and, based on 
these, an options appraisal and remediation strategy giving full details of the 
remediation measures required and how they are to be undertaken.  
4. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in (3) are complete and identifying any 
requirements for longer-term monitoring of pollutant linkages, maintenance and 
arrangements for contingency action.  
 
Development shall be carried out in accordance with the agreed details. 
 
Reason: In the interests of safety and to ensure effective control of pollution and 
contamination. 
 

48. Unless otherwise agreed in writing by the Local Planning Authority, piling or any 
other foundation designs using penetrative methods shall not be permitted in the 
construction of the development hereby approved. 
 
Reason: In the interests of safety and to ensure effective control of pollution and 
contamination. 
 

 
ADVISORY NOTES 
 
As detailed in the report to Committee on 26 June 2014. 
 
 
 
 
MARK SHEPHARD 
CORPORATE DIRECTOR COMMUNITIES 
 
Background papers 
None 
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