Geraint John Planning

Geraint John

www.geraintjohnplanning.co.uk

14™ February 2024

By Email: ldp@valeofglamorgan.gov.uk

Vale of Glamorgan Council
Civic Offices

Holton Road

Barry

CF63 4RU

Dear Sir / Madam,
Vale of Glamorgan Replacement Local Development Plan (RLDP) Preferred Strategy
Representations regarding the Preferred Strategy — 'Land at Ystradowen’ (Site ID — 430)

Please find enclosed, on behalf of, and under instruction from our client, Mrs Marion Morgan,
representations for consideration as part of Vale of Glamorgan’s RLDP Preferred Strategy.

This submission comments on the Preferred Strategy, and by association the candidate site promoted
in the LDP Call for Candidate Sites for proposed allocation 430 - ‘Land at Ystradowen’. The site failed
Stage 2 of the Candidate Site Assessment where it is stipulated: 'Whilst adjoining the existing LDP
settlement boundary this is by virtue of an existing adopted plan LDP allocation this is currently under
review. Notwithstanding this the site would represent unacceptable intrusion in to the open
countryside.” Our detailed representations (providing comments on the Preferred Strategy published
by the Council) and a rebuttal / response to the evaluation of the candidate site are included as an
Annex to this letter.

The Preferred Strategy provides for the level of housing growth and provision over the Plan period,
and its spatial distribution. These submissions have carefully reviewed and assessed the Preferred
Strategy in terms of sustainable development, and outlines what is considered to be the most suitable
growth and spatial distribution options for the Vale of Glamorgan.

Summary of these representations

In short, and to summarise the case made and set out, these representations object to both the level
of growth identified for the Plan period, as well as the spatial distribution options chosen to underpin
the strategy.
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Detailed submissions and objections are raised in respect to the Strategic Policies that underpin and
seek to define the Strategy, whilst it is submitted that the Strategy does not reflect, nor deliver, the
Vision of the Plan, nor a number of its defined Objectives.

The Strategy, and the distribution of growth, has been based on a distorted evaluation of the
appropriateness of locations for development, not least an overreliance on rail services as a driver to
and justification for the location of the identified growth.

The Strategy to allocate new growth solely, and only, in the Strategic Growth Area — an area already
well provided for in terms of as yet to be developed allocated sites (which will be rolled forward into
the emerging plan) and existing commitments (sites with planning permission). The allocations
identified will according be over and above, and in addition to, this already identifiable supply of
housing land. By contrast, allocations elsewhere within the Plan area have been built out and/or are
nearing completion — hence, the need for new and additional ones.

The Strategy ignores, and makes no provision for, those parts of the Vale which were considered
accessible, sustainable, and by association, suitable for housing growth in the current (adopted)
Development Plan, and where there is a strong track record of delivery and yield of housing. The
Strategy adopts an insular approach to meeting the Plan area’s growth needs, ignoring (and to the
detriment) of those parts of the Vale which have a strong relationship with areas, key settlements,
and growth locations beyond the administrative area (in particular to the west, and to the north).

It is accordingly considered that the Strategy needs to be reconsidered, and a more balanced and
equitable distribution of housing sites identified across the entire Plan area. To not do so would bring
into question the deliverability of the Plan, and by association, its "soundness ".

The site, the subject of this representation, has been assessed and evidenced to be readily available,
suitable and deliverable (not least as a result of a comprehensive suite of assessment information),
and ought accordingly to be considered favourably for allocation as part of any revised Strategy.

Notwithstanding this, and irrespective of any revision (or otherwise) to the Strategy, the site should
be allocated for an affordable housing led development site — consistent with, and to meet the
identified need and intent of the Plan to allocate a nhumber of such in minor rural settlements.

The objection is set out in full in these representations within the Annex, which addresses these
issues, and is structured in line with and to respond to the Questions set out in the Preferred Strategy
Representation Form.

The Illustrative Concept Masterplan for ‘Land at Ystradowen’, and submitted with the Candidate Site
representations, is enclosed for reference.
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Market Housing

Type no. description
Type A 7 4 bed house
Type B 8 4 bed house
Type C 3 4 bed house
Type D 5 4 bed house
Type E - 4 bed house
Type H 15 2/3 bed house
Type | 2 3 bed house
ST 40 (60%)
Affordable Housing

Type F 6 1 bed flat
Type G 6 1 bed flat
Type H 13 2/3 bed house
Type | 2 3 bed house
ST 27 [40%)

Total 67

Total no. of units = 67
Usable Site Area =2.253ha
Density = 30 units/ha

Given the detailed nature of these representations our client would be happy to discuss any aspect of
the submission made and credentials of the site when your Authority comes to evaluate matters.

We look forward to hearing from you in due course. In the meantime, we hope and trust that all is in
order with this submission. Please do not hesitate to contact us in the event that further information
is required or considered beneficial.

Yours sincerely

Geraint John
Director
Geraint John Planning Ltd.
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Annex
Preface

This Annex sets out the detailed case in support of these representations.
The representations are structured as follows:

1. Consideration of the Proposed Preferred Strategy and associated evidence / options etc;

2. Response to the Preferred Strategy (based on the Questions set out in the Preferred Strategy
Representation Form); and

3. A summary of the suitability of the site for development including a response to the Candidate
Site Assessment.

SECTION 1. Consideration of the Proposed Preferred Strategy and Associated Evidence

Background to the publication of the Preferred Strategy

To support an understanding of the Vale of Glamorgan Preferred Strategy (November 2023), and the
opportunities associated with the Paper, it is imperative to consider and to the document the content
of the Preferred Strategy in the context of the preparation of the Replacement Local Development
Plan.

Issues, Vision and Objectives Paper (June 2023)

Firstly, the Issues, Vision and Objectives Paper (June 2023) plays a key role in informing the Preferred
Strategy. It identifies the key issues, challenges and opportunities facing the county, which is
informed by an extensive evidence base including, but not limited to, the Initial Integrated
Sustainability Appraisal (October 2023) and Habitats Regulation Assessment (September 2023).

Overall, there are several issues that are to be addressed in the RLDP, and those relating to the ‘Land
at Ystradowen’ (430) site are considered to be:

Improving Physical and Mental Health and Well-being
Homes for All

Placemaking

Enhancing the Natural Environment

Promoting Active and Sustainable Travel Choices

In terms of how these issues / challenges are addressed, 10 Objectives have been developed for the
RLDP. These objectives are considered key to address the core issues within the Vale including the
delivery of housing and employment, responding to climate and nature emergency, safeguarding the
environment, and securing high-quality design.

The Preferred Strategy and Housing and Employment Growth Options Paper (September 2023)

The Growth Options Paper (September 2023) details the level of growth that has been identified and
set out by the Welsh Government and possible options for providing for growth. The papers detail 12
growth level options which are split into 3 further levels of growth (low, medium and high). The 12
options are those considered available for making provision for growth of new homes and jobs in the
county over the next fifteen years - to meet both demand and an ever-increasing population.

Low growth provides for the lowest possible growth over the plan period, whilst Medium and High
growth consider higher levels of growth. The data provided suggests low would provide a residual
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requirement for up to 400 dwellings per annum, and 200 jobs per annum. Medium growth equates to
an additional 400 to 550 dwellings per annum, and 250 to 350 new jobs per annum, whereas High
growth for an additional 550 to 700 dwellings per annum and 425 to 500 new jobs per annum.

Vale of Glamorgan Council RLDP Preferred Strategy — (November 2023)

The Vale of Glamorgan RLDP Preferred Strategy outlines the strategic direction for the development,
and use of land in the county over the Plan Period 2021 to 2036. The Strategy (consistent with the
Housing and Employment Growth Options paper) relates to the quantity of development, and its
spatial distribution in the county throughout the duration of the 15-year plan period. 12 individual
growth options were considered and grouped into three potential levels of growth (low, medium and
high) to be targeted in the Plan period. Please see relevant table below:

Change 2021-2036 Average per year
Scenario P

opulation | Population Households | Households Net

change change % change change % migration Dwellings | Employment
Dweling-led 5Y | 19,048 13.9 10062 | 169 1,360 698 | 493
FG-EY | 16,923 12.4 9,187 | 15.4 1,222 637 | 426
EE‘;"’V’“”H"" 13,224 98 7,599 12.9 1020 | 527 341
WG-2018-
defrrllis 13,127 97 7,500 12.7 938 520 292
Dwelling-led 10Y | 13.154 97 7.587 12.8 1,009 526 325
Employment-led
ELR (CR 1.1) 10,719 7.9 6,548 1.1 869 454 341
WG-2018 9,787 7.3 6,214 10.6 851 431 243
PG-Long Term 8,561 6.3 5,705 96 739 306 210
PG-10Y 8,519 6.3 5,695 9.6 741 395 197
WG-2018-
e 5,172 3.8 4,559 7.8 759 316 191
Employment-led |, 405 18 3,041 52 367 211 25
rNG-zma 13 0.0 2182 3.9 64 151 126

Growth Options considered by the VOGC

Option Dwellings per annum Jobs per annum
Low 150 to 400 -125 to +210

Medium 400 to 550 240 to 250
High 550 to 700 400 to 500

Summary of / Categorised Growth Options

The Preferred Strategy emphasises that the direction set out by Future Wales is that growth levels in
the Vale of Glamorgan are to be sufficiently ambitious and complementary to Cardiff in order to
maximise Cardiff's role within a National Growth Area. The Preferred Strategy approaches the
direction set by Future Wales through three Strategic Growth Options. Medium growth (Dwelling-led
10Y) is highlighted in the Strategy as the most appropriate growth Option, with it being considered to
be supported by the strongest evidence and reflects the level of growth that has been delivered in
recent years. The Preferred Strategy identifies low growth as having the fundamental drawback of
falling short in delivering the evidenced need for new homes and jobs. Further to this, in the past 5
years, the Vale has experienced a high level of inward migration from Cardiff, which is coinciding with
a period of high levels of additional new housing being developed in the Vale. A continuation of this
would provide a balanced demographic in the Vale of Glamorgan, it would not reverse the trend of an
increasingly ageing population.
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In addition, the Preferred Strategy sets out 4 Spatial Growth Options for how growth can be
distributed in the county. The Preferred Strategy states at Paragraph 6.36 that the Sustainable
Transport Oriented Growth Option is the most appropriate and the strategy therefore seeks to
promote development in the Strategic Growth Area. This Option is due to and based on he stance
that the option focuses on allocations and new development in sustainable locations where new
residential development can be aligned with other uses and where there are current and proposed
sustainable transport options to reduce the need to travel by car. For reference the 4 Spatial Growth
Options are as follows:

e Option 1: Continuation of Adopted LDP Growth Strategy;

e Option 2: Dispersed Growth;

e Option 3: Focused Growth; and

e Option 4: Sustainable Transport Oriented Growth.
Summary

Having set out the above (i.e. an understanding of the provisions of the Preferred Strategy, and the
options and assumptions underpinning it), this submission goes on to set out representations that
object to certain elements and aspects of the Strategy — not least the spatial distribution of growth
across the Plan area.
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SECTION 2. Response to Preferred Strategy

This response is structured to address the questions as set out on the Council’s Virtual Consultation
Room.

Questions 1: Key Characteristics

Section 3 of the Preferred Strategy sets out the key characteristics of the Vale of
Glamorgan. Do you agree that the key characteristics accurately portray the Vale of
Glamorgan?

We do not agree that the key characteristics set out in Section 3 of the Preferred Strategy accurately
portray the Vale of Glamorgan, and accordingly object to it on this basis.

We consider the methodology set out within the Settlements Appraisal that informed the settlement
scores to be inaccurate. The scoring methodology was based on the following three principles:

e Principle 1 — The level of sustainable transport and accessibility in and around settlements.
e Principle 2 - The availability of local facilities and services in and around settlements.
e Principle 3 - The level of employment opportunities in and around settlements.

Principle 1 — The level of sustainable transport and accessibility in and around settlements.

The scores derived to inform Principle 1 are not considered to be entirely representative of the real
and actual sustainability of the areas assessed. As per Table 3 (Public Transport Access / Provision
Scoring Matrix), the value of rail links were given more weight / scored more highly than bus links or
active travel links, with no justification set out for this. Moreover, bus services were more heavily and
pessimistically scrutinised in their assessment than rail facilities. For example, bus services were
assessed on their availability and frequency, whereas Rail services were assessed solely on
availability. Further to this, the assessment makes no reference to recent rises in rail fares or strikes
that resulted in an increased reliance on bus use. Accordingly, the findings of the appraisal are
considered overly supportive of areas with existing rail services, directly influencing and distorting the
areas to which new housing has been appointed.

It is widely accepted, and most notably highlighted within Planning Policy Wales 12, that achieving
sustainability for new developments revolves solely around reducing the need to travel by private car.
This can be achieved by ensuring development is closely associated with all, and a variety of, forms of
active and public transport — not specifically rail services. Accordingly, it is not considered that the
availability of bus routes or active travel routes have been taken into account appropriately within the
scoring of the Sustainability Appraisal.

To reinforce the above position, and to illustrate and evidence the point in specific reference to the
site the subject to this representation (located in Ystradowen) reference is made to application ref.
2013/00856/0UT - ‘Land off Badgers Brook Rise, Ystradowen’. The Final Report of the application
states that "Ystradowen is considered a sustainable settlement for further housing development”; due
to "the sustainable nature of the settlement”, An aerial view extract is outlined below to give spatial
context to the example:
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Ystradowen

Spatial context of site 430 (approx. outlined in red) and approved scheme 2013/00856/0UT (approx. circled in blue)

Furthermore, allocated site ‘Land off Sandy Lane, Ystradowen’ (Housing Allocation 48) adjoins the
western boundary of the promoted site 430. This allocated site is to be “"carried forward into the
RLDP” (see Appendix A — ‘BP9 Housing Land Supply (Table 10)"). A recent planning application (app
ref. 2023/00948/FUL - which is currently ‘live") has been submitted for 46 units on this site. The
submitted Transport Statement (by acstro) for/on this application outlines the following:

o The proposed development is in an appropriate location that is accessible to pedestrians,
cyclists and public transport users.

e The amenities available within the village are accessible on foot. A wider range of services
and facilities is available in Cowbridge and Talbot Green, both of which are within cycling
distance to the site and are connected to Ystradowen by the 321 bus service.

o Users of the development could therefore access it by sustainable modes of transport and
would not be reliant on the car.

It concludes by stating that "there are no transport related issues that should prevent planning
permission for the proposed development from being granted”.

Geraint John Planning



Vale of Glamorgan Replacement Local Development Plan: Preferred Strategy
Mrs Marion Morgan February 2024
Land at Ystradowen — Site ID 430 Page 9 of 37

Ystradowen

Spatial context of site 430 (approx. outlined in green) and Housing Allocation 48 (approx. circled in blue)

/ Site Key

‘ [ Avpiication Boundary

Reference is made therefore to the above to evidence that the location has previously been endorsed
as, and is currently still found to be, sustainable.

The emerging RLDP has given disproportionate weight to areas with existing rail facilities. It is not
considered that areas with adequate bus and active travel facilities have been deemed sufficiently
appropriate for housing allocation, which reflects the rigid scoring methodology utilised in Principle 1
that favours the presence of rail facilities.

Principle 2 - The availability of local facilities and services in and around settlements.

Principle 2 of the methodology scored settlements on their availability and distance to key services,
namely health, education and retail centres. Proposed site allocation 430 — Land at Ystradowen scored
0 on Key Services (Principle 2.1). This proposed allocation is situated in proximity to Cowbridge,
Culverhouse Cross, and the Principal Settlement and Strategic Growth Area of Talbot Green /
Pontyclun / Llantrisant to the north (as defined in the RCTCBC LDP), which comprise all key services.

Geraint John Planning



Vale of Glamorgan Replacement Local Development Plan: Preferred Strategy
Mrs Marion Morgan February 2024
Land at Ystradowen — Site ID 430 Page 10 of 37

Concluding this allocation as ‘unsustainable’ in regard to ‘availability of local facilities in and around
settlements’ is not accurate. Given that the site is located within 2.7 miles of both Cowbridge and 2.8
miles to Pontyclun, the site is within @ maximum 9- and 14-minute bus journey (respectively) of the
following key services:

e Cowbridge and ‘Y Pant’ Comprehensive Schools;

e Cowbridge Health Centre and Old School Surgery; and

e Cowbridge Town Centre, and Talbot Green / Pontyclun / Llantrisant (Strategic Growth Area),
for various Retail Services.

The accessibility of the site to other settlements, and the fact that these are made accessible by bus,
should result in the site being concluded as sustainable in regard to access to key services.

To reinforce the above, paragraph 3.10 of the Preferred Strategy reinforces the presence of key
services within the rural Vale, stating: 'The group of Minor Rural Settlements are dispersed
throughout the Vale and contain a more limited but nonetheless important range of services and
facilities that play a functional role in meeting some of the basic needs of residents within rural areas,
reducing the need to travel’, 1t is recognised therefore that the Minor Rural Settlements of the Vale do
have the availability of important services and facilities that play a pivotal role in meeting people’s
needs and reducing the need to travel by car.
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Question 2: Key Themes

The Key Themes in Section 4 of the Preferred Strategy have been identified having regard
to the Vale's key characteristics, the national and local policy context and stakeholder
feedback and shape the core elements of the Preferred Strategy. Do you agree that the
nine themes appropriately cover the issues to be addressed?

The key themes as set out in the Preferred Strategy are generally agreed, however, it is not
considered that these themes have been appropriately addressed within and reflected by yhe content
of the Plan.

In respect of Placemaking, it states "Facilitate the development of adaptable, accessible, well-
connected communities that have a strong sense of identity, offer a sustainable range of services and
facilities and are equipped with adequate infrastructure”. In addition, Promoting Active and
Sustainable Travel Choices states "Promote and encourage the use of sustainable methods of travel,
particularly active modes of transport, whilst simultaneously reducing the need to travel”.

Future Wales (Policy 5) sets out that "Planning authorities should recognise the challenges facing their
rural communities and set out policies to help address them” It also confirms that planning
authorities “should support improvements to connectivity within and between rural settlements” and
should “identify ways to develop stronger strategic transport links between rural areas and larger
towns and cities for mutual economic benefit”.

It is considered that the Strategy does not fully address the above themes. There is a clear lack of
allocations in more rural areas of the County (notwithstanding their sustainable credentials) and any
supporting infrastructure for sustainable travel has been directed at only the largest, perceived to be
more sustainable locations, within the Sustainable Transport Orientated Growth Option zone. The
Strategy outlines that the Vale contains 4 distinct housing market areas (Barry, Penarth, Coastal and
Rural). However, there are no proposed housing allocations in the Rural areas. For example, the
‘Sustainable Transport’ zone relates specifically and only to settlements within proximity to an existing
or proposed railway station (with the exception of Cowbridge). There are many rural settlements that
are well-served by existing bus services and other forms of active travel, that provide efficient access
to principal areas of the Vale and beyond, however, the Strategy its current form does not intend to
allocate any new housing to these areas.

Accordingly, and linking to the above, the key theme (Homes for All) is also not met within the Plan.
The theme states that 'Housing supply needs to be able to respond to the authority’s growing
population but must also be appropriate in terms of type, tenure and location. In addition, there must
be an adequate provision of affordable housing in order to cater to those in need’. The key theme
advocates for population growth (and therefore housing supply) to be achieved in appropriate
locations. Notwithstanding the existing sustainable public transport networks serving the rural Vale,
and the clear policy presumption in the importance and benefit of growth within these areas, there is
no housing allocation within these areas. It is not considered that the emerging Plan will deliver
*Homes for All’, as there is a clear direction of growth within areas associated with rail presence.

In assessing the achievability of the above key themes (Placemaking, Promoting Active and
Sustainable Travel Choices, and Homes for All), it is clear that each theme has the potential to be met
through the delivery of proposed site allocation 430, and other similar sites within the rural Vale.

Further to this, site 430 would also provide an appropriate opportunity to be brought forward in line
with Policy SP3 under ‘Additional new housing allocations including affordable led developments’.
Further detail regarding this will be outlined in Question 5 and 7.
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Question 3: Vision

The Vale of Glamorgan RLDP Vision sets how the RLDP will contribute to making the Vale
a healthier, connected, and sustainable place where people want to live and work over
the Plan period. Do you agree with the RLDP Vision?

There are several elements of the RLDP Vision that we object to.

As stated previously, Paragraphs 3.17 and 3.18 of the Strategy make reference to there being 4
district housing market areas in the Vale: Barry, Penarth, Coastal and Rural. However, the allocation
of housing and the location of strategic growth neglects to include all these areas (e.g. Rural Vale)
and in our view overprovides in some of these areas (e.g. Barry). For example, with limited housing
stock and average house sales at £490,000 over the last 12 months, there is a clear and established
need for new homes in the Ystradowen area, particularly at an affordable level. This is reinforced by
the Local Housing Market Assessment that identified a need for over 1,100 new affordable homes per
annum over the next five years throughout the county. Further to this, it is widely known that the
rural Vale comprises the majority of the county’s ageing population, which, as a demographic, has
and will continue to grow rapidly over the replacement plan period. Accordingly, it is not considered
that the RLDP takes into account the lack of supply of affordable homes within the rural Vale, as well
as increased housing to support the growing ageing population within these areas.

Moreover, there is a large focus and bias in the emerging plan on the proximity of Cardiff and Airport.
Paragraph 3.28 states that "Recognised as an important gateway for business and tourism in South
Wales, the airport plays a significant role in supporting the local economy and connecting South
Wales to destinations across the UK and the world”. However, the benefits of the airport proximity are
considered to be exaggerated, and there is no evidence to suggest that a large proportion of
residents in the Vale (a) use the airport or (b) have employment or job opportunities here which they
travel for. The airport performs a regional role and facility, and has no affiliation to having need or
provision at a local (Vale) level.

By contrast, the Strategy identifies that there is a high percentage of home working in the rural Vale.
Paragraph 3.33 states that "34% of workforce work from home either part time or full time”, This is
also outlined in Future Wales (Policy 5) which states: "The increasing ability to work from home and
remotely from main offices may result in higher demand to live in rural areas and opportunities to
retain the working age population. This could bring positive impacts for rural enterprises and the
foundational economy”. As such, it is considered that any lack of sustainable transport options for
rural Vale settlements such as Ystradowen are unfounded given that a large proportion of people
working do not commute for work — or do so less than five times a week. Making provision for further
houses in these rural locations could therefore be supported as travel trips would likely be lower in
any event.

Moreover, there is evidence that large parts of the Vale are supported by employment outside of the
Vale in areas such as RCT and Bridgend (refer to Question 5). The ‘rural’ areas to the north of the
Vale are more likely to be supported by RCT (Pontylcun, Talbot Green, and Llantrisant) given the
proximity and the transport options travelling north and are therefore more sustainable (than when
based on proximity to ‘primary settlements / Cardiff). Accordingly, it can be considered that the long-
term vision of the Strategy only relates to the development of the eastern and southern areas of the
Vale, with the northern and western settlements are “left behind” and “forgotten” as a result of no
residential allocations in the new Plan.

Paragraph 3.40 of the Strategy confirms that the Vale contributes to the tourism sector, with numbers
recovering to pre-pandemic levels in 2021 (day visitors at 4.23 million). It is considered that the rural
Vale plays a significant part in providing a level of tourism for the Vale as a whole, through holiday
lets and activities. Tourism in these rural areas provides job creation and supports these communities
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and has the ability to continue doing so, providing that enough development is allocated to these
areas.

The RLDP vision by 2023 sets out:

"Growth within rural settlements has provided for the needs of residents and supports balanced
multigenerational communities that contribute to the vibrancy of the rural area. Through investment
in active travel, public transport, and broadband connectivity the rural Vale is a living and working
countryside supporting a network of sustainable and thriving rural communities.” (Page 44)

It is considered that the above Vision is entirely undermined by the allocations set out by the RLDP
(not least the absence of allocations in the rural Vale). Notwithstanding the Vision’s clear
acknowledgement of the benefit of the growth of the rural Vale, these areas have not been supported
through the plan due to the lack of growth which has been attributed to these areas in terms of
further housing, employment and sustainable transport. All growth options have been selected on the
basis of being in either Key Settlement, Service Centre settlement or Primary Settlements, all of which
are already sustainable areas served by rail. As a result, it is not clear how this objective can be
achieved, without the allocation of further sites within the Minor Rural Settlements, such as
Ystradowen. The Vale is characteristically ‘rural’, and as such, there needs to be a stronger emphasis
on supporting and delivering new development in order to bolster the rural economy. This includes
enabling opportunities to provide employment and business premises within / near to rural
settlements, as well as focusing housing growth in these areas to reduce travel time, and use of
sustainable transport. This is supported by ‘Future Wales — The National Plan 2040" which states that
"Regions should work together to identify ways to develop stronger strategic transport links between
rural areas and larger towns and cities for mutual economic benefit”. Not supporting these rural areas
due to the absence of allocations in the rural Vale (as per the current Vision) is therefore contrary to
‘Future Wales — The National Plan 2040’, as "The Welsh Government wants vibrant rural areas with
services to meet the needs of those living there in a sustainable way. Strategic and Local
Development Plans must develop policies that support rural areas”. This will inevitably lead "to
economic and social decline” in "rural towns and villages” which are ‘“integral to their surrounding
areas”’.

Moreover, it is considered that the objective to achieve and realise a ‘living and working countryside’,
whilst also supporting thriving rural communities, is wholly undermined by the overall Strategy,
particularly in respect of the location of new growth. Accordingly, it is considered that the current
Strategy does not provide for all residents across the Vale, only those within the Strategic Growth
Area. This is contrary to paragraph 6.50 of the RLDP that states 't is essential for the LDP to balance
the growth in a way that supports the needs of rural communities with the wider sustainability
objectives of the plan’.

The underlying Vision and Objectives set out in the emerging Plan are accordingly wholly un-provided
for by the detail of the Plan. This brings into question the “soundness” of the Plan.
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Question 4: Strategic Objectives

The ten strategic objectives demonstrate how the RLDP will contribute towards
addressing the issues identified within the Vale of Glamorgan. Do you agree with the
strategic objectives?

It is not considered that the Objectives set out align with RLDP Vision or the proposed allocations.

Objective 3 ‘Homes for All’ sets out that the Plan will ".. address the identified accommodation needs
of all the Vale’s communities through all stages of life”. As, previously stated, it is unclear how the
RLDP will meet this objective, given that no allocations for further development are being included in
the rural Vale, and in key settlements such as Ystradowen. Concern is particularly highlighted in
regard to the supply of affordable homes in the area, as well as the supply of additional homes to
meet the demands of the growing ageing population within the rural Vale.

Objective 7 ‘Fostering Diverse Vibrant and Connected Communities’ sets out that the Plan will
"Provide for vital and vibrant rural communities whilst protecting the countryside through the delivery
of growth in sustainable locations related to the settlement hierarchy alongside the provision of
supporting infrastructure”. However, as set out above, there is no growth allocated in Ystradowen,
which means that this objective is unlikely to be met. Through focusing development solely in
locations that are already well served by existing and proposed rail stations as part of the South
Wales Metro, this does not support investment (through housing and employment) in rural areas,
therefore not meeting Objective 7. It is imperative that the rural settlements are not left behind, as a
result of lack of focus and investment - to ensure that appropriate growth is apportioned to these
areas and local needs are met — both in terms of providing housing and employment opportunities.

Objective 8 ‘Promoting Active Travel and Sustainable Travel Choices’ states that the Plan will ‘Ensure
new development is directed to locations that are or can be accessible by a choice of modes of
transport, including walking, cycling, and public transport’. Objective 8 could be met and achieved
through the allocation of housing within the rural Vale, namely, site allocation 430 — given that it is
served by existing bus routes, that are only to be improved. However, the allocations have neglected
the sustainability credentials of these areas, and have directed growth to areas that have access to
rail facilities. The Objective makes reference to locations that are well served by a range of transport,
including walking, cycling and public transport. Notwithstanding this, locations that are considered not
to be in close proximity to rail services have been discounted/are not provided for. Accordingly, it is
considered that the extent of Objective 8, and therefore the strategic objectives of the Vale, could be
met more appropriately through provision of housing allocations within the Rural Vale.

In assessing the achievability of the above objectives, it is clear that each objective has the potential
to be met through the delivery of site allocation 430, and other similar sites within the rural Vale.
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Question 5: Spatial Strategy Options — The Council has considered four strategic options
for where new development over the Plan period should be located. Do you agree with
the ‘Sustainable Transport Orientated Growth Option’ as the basis of the spatial element
of the Preferred Strategy?

It is our view that the ‘Sustainable Transport Orientated Growth Option’ should not form the basis of
the spatial element of the Preferred Strategy.

The Growth Options that the Preferred Strategy presents have been rigorously and robustly
considered and appraised, to determine which option should be pursued. We consider Option 2
(Dispersed Growth) to be the most optimal in meeting the identified objectives, facilitating unmet
housing, and fulfilling the Vale of Glamorgan’s role as being complimentary to Cardiff as the centre of
the Strategic Growth Area.

Our reasons for this are set out below.

As set out in the Spatial Strategy Option Paper (June 2023), Option 2 sets out a plan for development
that would be dispersed across the Vale, proportionate to the size of each respective settlement.
Option 2 sets out a comprehensive sustainable and viable option that would disburse growth across
the Vale in an equitable growth strategy. Option 2 seeks to ensure that all sustainable settlements in
the Vale benefit from much-needed growth, in order to provide for housing and employment
opportunities.

The Preferred Strategy notes that the Vale is to not be competitive with Cardiff, disbursed growth
enables growth to happen without competitiveness occurring. The Housing and Employment Growth
Options Paper (September 2023) notes that trends over the past 5 years have seen a high level of
migration from Cardiff to the Vale of Glamorgan. The competitiveness between the Vale of Glamorgan
and Cardiff is therefore evidenced as increasing. Option 4, which pursues growth predominately along
the Vale of Glamorgan railway line (which lies predominately in the southern and eastern areas of the
Vale) promotes sustainable transport in way for people to live in the Vale and work in Cardiff.

The Vale of Glamorgan as of 2021 (Housing and Economic Growth Options Paper September 2023),
was the third worse Local Authority in Southeast Wales for the percentage of people who live in the
area as a percentage of the Total Employed percent. The Vale of Glamorgan only has 55.9% of the
county’s working population working within the county. Option 4 promotes for this percentage to
decrease, and for the 26,800 out-commuters to increase - as it focuses on development around the
southern railway line that connects directly to Cardiff. There needs to be a greater initiative on
retaining workers within the Vale, by providing better sustainable connections between settlements
and areas of employment, in order to support and enhance local businesses. This is particularly the
case in respect of the rural economy.

Paragraph 5.4 of the Strategy confirms that “the four alternative spatial options are all considered to
be realistic...”. This therefore confirms that the Council considers Option 2 as a realistic spatial
approach, and is achievable. Indeed, it is the approach taken by the current LDP — which has seen
the successful delivery of sites and housing.

The current Growth Option would result in an overly high reliance on development in the largest of
the settlements in the Vale. Locating growth here would limit opportunities for growth elsewhere in
the Vale whilst putting an unnecessary pressure on the existing facilities and infrastructure in these
settlements. This was outlined as a disadvantage in the Spatial Strategy Options (June 2023). Further
to this, there are a number of already allocated sites in the current LDP located within the largest
settlements of the Vale that have yet to come forward, for various reasons. The revised Plan looks to
further allocate to these areas that are evidenced to be inefficient in the delivery of housing. By
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comparison, those parts of the Vale which have "performed" in delivering housing (the rural Vale, for
example) are discounted and are not provided for in terms of housing allocations.

Growth Option 2 would allow for investment and opportunities within the other settlements such as
Ystradowen, that is considered beneficial in supporting the existing community but also facilitating
further investment, prospects and growth outside of areas which have already seen a level of
development and are already inherently sustainable. This is supported and re-enforced by application
ref. 2013/00856/0OUT which deemed that "Ystradowen is considered a sustainable settlement for
further housing development’, due to "the sustainable nature of the settlement”.

Furthermore, the dispersed growth option identifies that Ystradowen could capably accommodate
0.4% of the total future growth, should this spatial strategy of even growth distribution be taken
forward. Whilst this may be seen as a low figure in the context of all settlements, it is relative to the
size of the Ystradowen and high when compared to other ‘minor’ rural settlements.

The Spatial Strategy Options Paper outlines positives and drawbacks of each of the Growth Options.
The disadvantages listed for Option 2 are considered to be arbitrary, on the basis that they can be
loosely applied to each individual strategy. Moreover, the adverse findings in respect to this Option
are entirely contradictory to the strategy of the current adopted Development Plan — which has seen
the delivery of housing on many sites. For example, the apparent disadvantage of 'There may not be
available sites within each of the settlements identified. ’is not an issue in the context of Ystradowen,
given that site allocation 430 and others within and around the settlement are being promoted for
development as part of the RLDP. The development of Ystradowen would also not be contrary to
Future Wales, as whilst it may not be situated within the first phase of proposed metro routes, it has
good access to sustainable transport (as previously mentioned in this document) to provide
appropriate links to the future transport service.

Further to the above, the advantages of Growth Option 4, most notably allowing modal shift reducing
the reliance on private cars, can be applied to the other Growth Options but have failed to be listed as
an advantage within their respective assessments. For example, the presence of sustainable transport
networks in Ystradowen would allow for a modal shift away from the car. Accordingly, the assessment
of each of the Growth Options are deemed to all point toward Option 4 as the most appropriate
Growth Option, as opposed to assessing each option objectively and accurately on their individual
merits.

In reviewing Growth Option 4 in more detail, it is not considered that it will achieve and deliver the
Vision and Objectives over the plan period (in conflict with the Para 5.1 of the Strategy).

Moreover, a Strategic Growth Area has been identified as part of Growth Option 4 (Figure 12: Page
62). The growth area has been determined by the locations of the largest settlements, the train route,
and the proximity of these to Cardiff. Paragraph 6.36 of the PS states:

"The Strategy seeks to promote development in the Strategic Growth Area, an area that
accommodates the main centres of population and urban settlements that are served by a range of
facilities and services and are accessible by a range of transport modes. Within the Strategic Growth
Area, Barry as a key settlement, and the service centre settlements of Llantwit Major, Penarth and
Cowbridge, provide opportunities for sustainable growth. The primary settlements of Sully, Dinas
Powys, Llandough (Penarth), Rhoose and St Athan have also been included within the Strategic
Growth Area, as these are sustainable locations where new residential development can be aligned
with other uses and where there are current and proposed sustainable transport options to reduce the
need to travel by car”.

However, this proposed Area does not take into account the important role and proximity of the
Principal Settlement and Strategic Growth Area of Talbot Green / Pontyclun / Llantrisant to the north
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(as defined in the RCTCBC LDP), and Bridgend to the West. The Minor Rural Settlements to the north
align with, and function in association with, the Principal Settlement and Strategic Growth Area of
Talbot Green / Pontyclun / Llantrisant. Similarly, those in the west are more likely to be supported by
job opportunities and employment in Bridgend than further east in Barry or Cardiff. These settlements
are served by existing bus services that provide sustainable modes of travel to key employment
locations in and around RCT. This is acknowledged in Paragraph 3.3 of the Strategy which states * 7he
greatest number of residents who travel outside of the Vale for work purposes travel to Cardiff
followed by Bridgend and Rhondda Cynon Taf, whilst a smaller proportion commute into the Vale
from these neighbouring authorities”. The Demographic Evidence (Feb 2023) estimates the Vale as
being a net importer of workers from RCT and Caerphilly (Para 3.6) - as shown in Figure 10 in the
Preferred Strategy.

The current Strategy does not support any improvement of sustainable travel or further investment in
settlements linked more closely to these areas, given that Growth has been apportioned in only the
Key, Service Centre and Primary Settlements. It is considered that this will fail to support and facilitate
the current (and any future) employment coming into the Vale, nor will it support any employment
which is located outside of the Vale to the North and West. This is not in accord with Policy 5 of
Future Wales which states "The Welsh Government wants vibrant rural areas with services to meet
the needs of those living there in a sustainable way. Strategic and Local Development Plans must
develop policies that support rural areas”. The Growth Option is too heavily reliant on railway as the
key and sole sustainable transport method, whereas access to bus services should also be
appropriately assessed and focused on in terms of promoting sustainable development. The delivery
and soundness of the Plan is therefore questioned.

Affordable Housing Provision and Older Person’s Housing

The Older Person’s Housing Strategy identifies there is a clear and identified ageing population in the
rural Vale, not just centrally in and around Barry. Ystradowen is situated in proximity to Cowbridge, a
principal settlement within the Western Vale. The strategy identifies the following recommendations
for development in the Western Vale on page 23:

e The coundil will enable the development of c.160 units by 2037 of new contemporary housing
suited to older people, including 'care ready’ retirement housing, including homes for social
rent and for sale (depending on location).

o The council will enable the development of c.140 units by 2037 of additional extra care
housing, including homes for social rent and for sale (depending on location).

e The council will use planning policy to encourage private and social housing providers to
develop a range of mainstream housing that is suited and attractive to older people.

Policy SP8: Affordable and Specialist Housing sets out that a minimum of 2,000 affordable homes are
needed over the Plan period, whilst identifying that this needs to include Older Person’s Housing: "In
meeting this target, the plan will ensure that new housing developments provide for a mix of housing
tenures, types, and sizes of homes, including specialist accommodation to meet the needs for
residents with care needs and an ageing population, in accordance with the Council’s latest Local
Housing Marking Assessment and Older Persons Housing Strategy”.

Policy SP2: Settlement Hierchy states "For the purposes of this policy small scale affordable housing
led developments are defined as providing a minimum of 50% affordable housing on sites of up to 25
awellings in minor rural settlements or up to 50 dwellings in primary settlements. The type, scale and
mix of affordable housing will be expected to reflect the latest evidence, including specialist older
person housing. Proposals which do not meet the minimum 50% affordable housing provision will not

be supported”.
[ | | I
-
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Given that there are no allocations included in Ystradowen, it is not considered that the Preferred
strategy adequately addresses the identified need in the area for affordable housing, or the supply of
housing to meet the growing ageing population. It is therefore considered that Site Allocation 430 —
‘Land at Ystradowen’, could support a provision of affordable housing through this policy, for a small
scale, affordable led housing development in a rural settlement. The provision of affordable housing in
this location would considerably help to deliver an unmet need for local residents, particularly given
that the Vale of Glamorgan is one of the more expensive areas to live in Wales. As such, the provision
of affordable housing in the rural Vale will ensure that the County retains its population, both the
younger populations (i.e. workforce) and also providing specialised accommodation for the elderly
population.
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Question 6: Growth Options — a) Do you agree with the preferred housing growth option,
the ‘Dwelling-led 10-year scenario’ which sets out a housing requirement of 7,890
dwellings over the plan period (526 dwellings per annum)?

We consider that the ‘Dwelling-led 10-year scenario’ is generally agreeable in terms of the overall
level of growth provision, however, we have concerns with the distribution of growth and reliability of
sites coming forward.

First of all, of the 7,890 dwellings identified, 1,710 are ‘rolled forward’ sites from the previous LDP
adopted in 2017. These are sites that have not been built out, and many of which have not yet
secured planning permission some 7 years on. This includes the strategic housing allocation for 250
units at Land at Church Farm, St. Athan, which now forms part of the larger site being promoted
within the revised LDP.

Of the ‘rolled forward’ sites, all but one lie within the proposed Strategic Growth Corridor. This clearly
demonstrates the lack of reliability for these sites to yield and deliver units, given the significant time
elapsed, and moreover brings into question the likelihood and probability of new allocations being
delivered within this area. This is particularly concerning, given that the previous allocations are being
relied on to make up a shortfall in overall numbers.

Likewise, of the sites with planning permission included within the existing land supply and within the
Strategic Growth Corridor, 1,046 units of the 2,536 identified have not been started as of April 2023.
This is over 40% of the total capacity of the existing land supply, which is overdue for development.

In comparison, many of the sites allocated within the rural Vale have been built out, or are under
construction — including the Land to the east of Bonvilston, Land to the rear of St. Davids Primary
School, and Land off St. Brides Road, Wick. All of these sites have secured planning permission and
have yielded a large number of units within the plan period. This indicates and evidences the
reliability of sites in *Minor Rural Settlements’ delivering housing, should they be allocated.

Overall, whilst the total number of units is reasonable, we believe that a greater level of growth is
achievable and should be considered, given the lack of reliability of sites within the proposed growth
area to date. To facilitate this, it is considered that more growth should be allocated to the rural Vale
where sites such as ‘Land at Ystradowen’ proven to yield.

In short, the current strategy of the Plan seeks to allocate more sites in locations which are already
well provided for in terms of rolled forward allocations and commitments, whilst making no provisions
for locations that have a proven track record in delivering housing. It is clear that the strategy ignores
deliverable locations and over burdens locations which not yielded to their full extent.
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QUESTION 7: Preferred Strategy

Section 6 sets out the RLDP Preferred Strategy for the Vale of Glamorgan, comprising six
key elements and includes the Preferred Strategy Key Diagram. Do you agree that the
Preferred Strategy is appropriate for the Vale of Glamorgan?

1. Delivering A sustainable level of housing and employment growth to accord with the Vale's position
within the Cardiff Capital Region

As outlined above under question 6, whilst the overall level of growth is generally agreeable, we have
concerns with the reliability of the sites allocated given their track record, particularly given the
number of units from previous allocations that have not yet been built out. As these fall within the
proposed ‘Strategic Growth Corridor’ where it has been evidenced that sites have not yielded in the
past, we believe it is crucial that additional sites are considered in more proven areas such as the
rural Vale, where existing allocations have consistently yielded a significant number of units over the
previous plan. This will more reliably support the Vale’s position within the Cardiff Capital Region.

2. Aligning locations for new housing, employment, services and facilities to reduce the need to travel

As set out above, whilst the principle of sustainable travel is supported, we do not agree that the
Strategy provides for new development and investment in more rural locations.

The current Strategy does not support any improvement of sustainable travel or further investment in
settlements linked more closely to these areas, given that growth has been apportioned in only the
Key, Service Centre and Primary Settlements. It is considered that this will do nothing to support and
facilitate the current (and any future) employment coming into the Vale, nor will it support any
employment which is located outside of the Vale to the West and North. The Growth Option is too
heavily reliant on railway as the key sustainable transport method, whereas there are bus services
and other active travel options which should also be properly assessed and focused on in terms of
promoting sustainable development. The delivery and soundness of the Plan is therefore questioned.

As already highlighted, the Strategy identifies that there is a high percentage of home working in the
rural Vale. Paragraph 3.33 states that "34% of workforce work from home either part time or full
time”. As such, it is considered that any lack of sustainable transport options for rural Vale
settlements such as Ystradowen are unfounded given that a large proportion of people working do
not commute for work. This is also supported through Policy 5 of Future Wales which states: "The
increasing ability to work from home and remotely from main offices may result in higher demand to
live in rural areas and opportunities to retain the working age population. This could bring positive
impacts for rural enterprises and the foundational economy”.

In addition, the Strategy confirms that the Vale contributes to the tourism sector (Paragraph 3.40)
which supports and provides economic benefits. It is considered that the rural Vale plays a significant
part in providing a level of tourism for the Vale as a whole, with numbers of day visitors going back to
pre-pandemic numbers in 2021. Tourism in these rural areas provides job creation and supports these
communities and has the ability to continue doing so, providing that enough development is allocated
to these areas.

The current Growth Option would result in an overly high reliance on development in the largest of
the settlements in the Vale. Locating growth here would limit opportunities for growth elsewhere in
the Vale whilst putting an unnecessary pressure on the existing facilities and infrastructure in these
settlements.
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3. Focusing development in locations that are well served by existing and proposed rail stations as
part of the South Wales Metro and in areas with good bus links

The Strategy includes an over reliance on the railway network for allocating development, when there
are sufficient bus services and other active travel options and facilities in the Vale which support more
rural locations.

In respect of Ystradowen, the bus service the ‘321 Nat Group Service’ provides a regular bus service
between key settlements such as Llantwit Major, Cowbridge (and through many of the more rural
settlements in the Vale), and Talbot Green in RCT. There is a lack of acknowledgement for these
appropriate sustainable transport links which provide appropriate methods of transportation for
people who live and work in areas outside of the Strategic Growth Zone. It is considered that the
availability of bus services and other active travel options should be considered in more detail and
with more weight attached to it (reference made back to Question 1).

By way of evidencing, the flawed reliance on rail services, St Athan has been identified as a location
for Sustainable Growth, yet there is no railway station yet in place. The feasibility study ‘St Athan
Railway Station’ proposes four potential locations for the siting of the railway station, with no
definitive location provided. The Pre-Deposit Engagement Report states that 'discussions are being
held with Transport for Wales and the Cardiff Capital Region regarding a possible new rail station in St
Athan. This would be supported with critical mass development in the area’. 1t is considered that the
Plan is not sound in regards to allocating further development in St Athan, given that there is no
evidence that the new train station will come forward (in the Plan period / at all). The provision of a
station is only at feasibility stage, and its provision is described as "possible". This would result in a
major issue for the Plan if this provision did not come forward, given that the Strategy is centred
around the Sustainable Transport Growth Option.

In order for a Plan to be "sound" it has to be deliverable. By association, the sites allocated within the
Plan need to be deliverable, as does any infrastructure on which they are based and will be reliant.
The Strategy has to be in question accordingly, given that major allocations are proposed based on
possible feasible infrastructure provision.

In addition, it is clear that the community has not been involved nor is confident in the delivery of
such new infrastructure. For example, and as stated on the St. Athan Community Council website
regarding the Preferred Strategy, ‘at no point has the VoG Council talked to Council to ask us our
opinions prior to this proposal. There has been no "Placemaking” conducted in St. Athan.’ They have
also raised concerns with the quantum of development proposed for St. Athan stating '7hese two
developments will add some 1400 houses to our Community, with little improvement to the
Infrastructure to support them’. Given this, it could be argued that the current strategy with such a
heavy focus on large ‘key sites’ is not well received by the community and does not reinforce positive
engagement within settlements.

Paragraph 6.21 clearly states that Cowbridge is identified as a sustainable location and "whilst not on
the train line, it does have good bus links to other settlements in the Vale, as well as Cardiff and
Bridgend”. However, Policy SP4 sets out only two sites (SP4 L2 and SP4 L3) with a total allocation of
411 dwellings in this location. Even so, these sites are existing sites (allocations and commitments) as
opposed to new additional sites. This is somewhat comparative with the Primary Settlement of
Rhoose where 450 homes are proposed but provides far less than St Athan where the combination of
key sites 4 and 5, means over 1,000 dwellings are proposed. Moreover, the reference to ‘good bus
links’ therefore shows support for this sustainable method of transport, and this should be considered
when looking at other sites, such as Ystradowen.
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4. Allowing for small scale affordable housing led development in settlements outside the Strategic
Growth Area at a scale proportionate to the size of settlement.

Paragraph 6.23 advocates the critical need for, and the importance of affordable housing as this will
to retain younger and working aged people within their communities. Site allocation 430 — ‘Land at
Ystradowen’ can assist not only in achieving greater affordable housing provision (with 40% of units
being either social or intermediate rent), but also in providing cheaper market housing with a number
of smaller 2 and 3-bed properties which would be more obtainable.

Paragraph 6.24 advocates for the delivery of affordable homes within areas such as Ystradowen,
stating: 'As a consequence, a key part of the strategy is to allow for affordable housing led
developments within those primary and minor rural settlements outside of the Strategic Growth Area,
at a scale that is appropriate to the size of the community it is serving with the actual number of
awellings will be dependent on the local context. An ‘affordable housing led’ scheme is one where a
minimum of 50% of the dwellings would need to be affordable’. Reference is also made to the
suitability of site allocation 430 for future consideration against Policy SP3, namely, additional new
housing allocations including affordable led developments.

5. Supporting the role of Cardiff airport as a strategic gateway for international connectivity.

Lastly, paragraph 6.27 of the Preferred Strategy makes reference to the ‘Cardiff Airport and Gateway
Development Zone'. The application for the southern site at Model Farm was refused planning
permission, and is under review by Welsh Ministers, after its appeal was forwarded on by the Planning
Inspectorate. This raises significant concerns in terms of the reliability of its delivery, as the site is not
certain to come forward. The site comprises the development zone against which housing provision is
justified and made. Ultimately the uncertainty over this proposal risks a significant proportion of the
employment land identified by the current Preferred Strategy not being fulfilled.

The overreliance and disproportionate weight afforded to Cardiff Wales Airport has been set out
earlier — with the view expressed that this has no role to play in defining housing provision at the local
(Vale) level.
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Question 8: Key Sites
The five key residential led sites identified in the Preferred Strategy will help meet the
housing requirement over the Plan period. Do you agree with the five key sites identified?

We do not agree with the suitability of the five key sites identified.

The Preferred Strategy seeks to allocate a key site in Barry (Key Settlement), with all other sites
located in Primary Settlements (Dinas Powys, Rhoose and in St Athan).

The sites allocated within ‘Service Centre Settlements’ for a number of these Settlements (i.e.
Cowbridge, Llantwit Major, Llandough, Rhoose Sully) are simply ‘rolled forward’ from the adopted LDP
or are awaiting determination or subject to signing s.106 agreements. Accordingly, there are currently
2,589 dwellings which are at risk of not coming forward. The Settlement Appraisal document sets out
in Paragraph 3.4 that: ‘A/though the historic towns 'of Cowbridge, Penarth and Llantwit Major are all
very different in character, they have similar roles and functions. For example, they all have
significant resident populations, provide local employment opportunities and have established town
centres, are generally well served in terms of public transport provision, and provide a wide range of
cultural, educational and community services and facilities. It is for these reasons, that the existing
adopted LDP identifies these as 'Service Centre Settlements’ in recognition of their role in serving the
daily needs of their local residents and acting as important hubs for those living in nearby smaller
settlements’.

Despite this little to no provision is made in such settlements.

Moreover, it is not considered that the Plan fully supports the growth and continued sustainability of
the settlements listed as *Minor Rural’ Settlements in the Plan (which is also against the objectives set
out in Future Wales (Policy 5)). Growth Option 4 does not allow for a suitable disbursement of growth
within the Vale which would adequately contribute to the objectives and Aspirations for the Plan for
the rural Vale, as evidenced earlier in these representations.

Key Housing-led Site

In regard to the accessibility of allocated key housing-led sites, paragraph 6.63 states that '7These key
sites are located in settlements in the highest tiers of the settlement hierarchy . As previously set out,
the tiers of the settlement hierarchy are considered to be based off relatively biased findings in favour
of rail infrastructure, and the clear sustainability credentials of other areas and settlements within the
rural Vale should not be discounted. Further to this, the paragraph states that the key sites are all
within a 20-minute walk or cycle to existing or proposed rail stations. Firstly, it should be noted that
these are two different forms of transport. This brings into question the distance travelled over time
perspective. Secondly, whilst Land at North-East Barry (KS1) is approximately a 10-minute cycle
away, it is at least a 25-minute walk to the nearest train station at Cadoxton, and many parts of the
site would be more than a 30-minute walk. This is of course not representative of all abilities, as in
regard to walking, the Welsh Government’s Active Travel Act 2021 states: "Walking is most suitable
for journeys of less than two miles’. Accordingly, the statement is misleading and shows bias towards
the allocation of this site — which is clearly isolated and divorced from existing built form and a/the
settlement.

Paragraph 6.69 states: 'These key sites are located in settlements in the highest tiers of the
settlement hierarchy’. It is considered that there is a too heavy a reliance on the highest tiers of
settlements, not least as existing commitments in the LDP are heavily located in the key settlements.
A total amount of 1,710 dwellings have been ‘rolled forward LDP sites’ which accounts for over 21%
of the overall housing requirement of 7,890 dwellings (as set out in Policy SP3). These sites have
experienced delays in coming forward to date, and the RLDP looks to further allocate the majority of
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new supply to these areas that are evidenced to be inefficient in the delivery of housing. This can be
described as an example of market failure.
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Question 9: Strategic Polices
The strategic policies in the Preferred Strategy form the framework for implementing and
delivering the identified objectives. Do you agree with the strategic policies?

We do not agree with some of the Strategic Policies proposed, for many of the reasons explained and
set out in this representation.

The following submissions are not necessarily exhaustive in respect to all of the Strategic policies
within the Plan, albeit those which are most directly relevant to the submissions and objections to the
Strategy set out in these representations.

SP1 — Growth Strategy

'The primary focus of housing and employment growth within the Vale shall be within the Strategic
Growth Area’.

The Strategic Growth area does not allocate housing toward the rural Vale, which is considered
deficient. This is contrary to paragraph 6.50 of the RLDP that states 't is essential for the LDP to
balance the growth in a way that supports the needs of rural communities with the wider
sustainability objectives of the plan’. Furthermore, it is also considered that this strategy is in conflict
with Policy 5 of Future Wales which states "The Welsh Government wants vibrant rural areas with
services to meet the needs of those living there in a sustainable way. Strategic and Local
Development Plans must develop policies that support rural areas”.

In regard to rural growth, Policy SP1 states: 'In rural areas, additional growth will be permitted within
existing settlement boundaries and on affordable housing led schemes in sustainable locations’.

Although this is not considered entirely favourable, in that we consider that general housing
allocations ought to be made outside of the defined Strategic Growth Area, site allocation 430 (‘Land
at Ystradowen’) is considered sustainable to yield future development. This has been verified by
application ref. 2013/00856/0UT which deemed that "Ystradowen is considered a sustainable
settlement for further housing development’, due to "the sustainable nature of the settlement”.
Furthermore, the Transport Statement submitted under app ref. 2023/00948/FUL for the allocated
site ‘Land off Sandy Lane, Ystradowen’ (Housing Allocation 48) which is to be “"carried forward into
the RLDP” (see Appendix A — ‘BP9 Housing Land Supply (Table 10)") supports this:

e The proposed development is in an appropriate location that is accessible to pedestrians,
cyclists and public transport users.

e The amenities available within the village are accessible on foot. A wider range of services
and facilities is available in Cowbridge and Talbot Green, both of which are within cycling
distance to the site and are connected to Ystradowen by the 321 bus service.

o Users of the development could therefore access it by sustainable modes of transport and
would not be reliant on the car.

Reference is made therefore to the above to evidence that the location has previously been endorsed
as, and is currently still found to be, sustainable.

SP2 — Settlement Hierarchy

Policy SP2 identifies Ystradowen as a ‘Minor Rural Settlement’ which lies outside of the strategic
growth area. Given this, the current Preferred Strategy does not provide for any growth in the
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settlement by default, although it is noted that schemes providing at least 50% affordable housing
will be considered in Minor Rural Settlements.

As outlined under our response to question 6, we do not consider that the proposal to only allocate
sites within the strategic growth area is appropriate, given the lack of yield over the previous plan
period from such areas, and given the role and performance of other areas in successfully delivering
the current (adopted) Plan’s, housing needs.

A significant proportion of units (1,710) have been rolled forward from the adopted LDP. The majority
of those within the strategic growth area have not yet secured planning permission. Adding growth to
these would only serve to ‘saturate’ the settlements further, which are already well provided for in
terms of potential growth. This is exaggerated by the fact that over 1,000 units of the existing land
supply in Key, Service Centre, and Primary Settlements have not yet been delivered — a figure which
represents over 40% of the total existing land supply.

SP3 — Housing Requirement

Whilst the overall housing requirement is generally agreeable, the strategy for the distribution of this
quantity of growth is not. As explained and evidenced in these submissions, the proposed allocation of
sites within the strategic growth corridor has proved to be unreliable, with a large proportion of sites
and units not delivering — 7 years on from the point of being allocated within the adopted LDP, and
some 12 years on from the previous Deposit Plan.

As such, it is considered prudent and necessary to allocate additional sites within and around smaller
settlements within the Vale, as this will safeguard the overall level of housing provision within the
Vale. To do so would be to apportion growth to areas which have not only been proven to deliver
housing, but which have also been considered by the LPA to be sustainable in the past. This will not
only provide a more equal and measured distribution of growth, but also allow future generations to
continue to live in the communities they’ve grown up in as opposed to moving away.

SP4 — Key Housing-led Sites

It is acknowledged that growth is required within the key settlements identified under policy SP4,
however, the proportions allocated does not provide for rural communities which make up a large part
of the Vale of Glamorgan. The same can be said for the committed and rolled forward sites under
policy SP4 as none of these are in the rural Vale. Given this, we do not agree with Policy SP4 as the
lack of distribution prevents growth in communities with a clear and established need for homes,
particularly at an affordable level. This is the case for Ystradowen where average house sales are on
average £490,000, and there is an evidenced need for smaller and more affordable homes.

In addition, it has been acknowledged that growth should be balanced to support all communities. For
example, paragraph 6.50 of the Preferred Strategy states: ".. it is essential for the LDP to balance the
growth in a way that supports the needs of rural communities with the wider sustainability objectives
of the plan, especially in its contribution towards meeting the challenges posed by climate change”.

As such, the provisions of policy SP4 are not agreed.
SP7 — Sustainable Transport

It is acknowledged that sustainable transport forms a key part of future development, and the
provisions of Policy SP7 are largely agreed. Notwithstanding this, it is considered that the strategy is
overly focused on rail travel and links to the South Wales Metro. The current Strategy does not
recognise, nor support any improvement of sustainable travel or further investment in settlements
with the rural Vale, given that Growth has been apportioned in only the Key, Service Centre and

Primary Settlements.
[ | | I
-
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As such, it is considered that greater weight should be given to bus services and other active travel
facilities, whereby settlements such as Ystradowen are well served by the ‘321 Nat Group Service’
providing frequent travel services between key settlements such as Llantwit Major, Cowbridge and
Talbot Green in RCT.

SP8 — Affordable and Specialist Housing

The Older Person’s Housing Strategy identifies that there is a significant and defined ageing
population which as set out earlier in these submissions is distributed throughout the Vale, (not just
centrally in and around Barry). Policy SP8 does not appear to comply with this assessment given that
it relies and focuses on the provisions of Strategic Housing Policies SP3 and SP4 (where growth is
located and on the Key Sites identified) to deliver specialist housing need over the plan period. These
limit provision to the strategic growth corridor which neglects the elderly population or those with
assisted living needs in rural settlements where growth is not proposed to be apportioned in the
current Preferred Strategy.

In regard to affordable housing, whilst it is acknowledged that smaller sites with 50% or more
provision may be considered, beyond the Strategic Growth Area, the mainstay of this supply will come
from key sites in the identified Strategic Growth Area. It is therefore considered necessary to
apportion sites more evenly across the Plan area. If this change is not agreed, it places much greater
emphasis and importance on the identification of sites suited to delivering the planned 50%
affordable housing led development opportunities.

For example, the ‘Land Ystradowen’, if allocated for general housing would provide 40% affordable
housing, thus contributing to the overall need in the county. With an identified need of at least 2,000
affordable homes over the plan period, it is considered that greater weight should be given to
additional sites that could yield high proportions of affordable housing, not least as this would
safeguard the provision within the plan, should any of the key or rolled forward sites not be delivered,
as has been the case previously. Alternatively, a 50% affordable housing based allocation at the site
would result in even greater affordable housing yield and provision.

As set out above, these submissions on some (the key) Strategic policies should not be regarded to
be exhaustive, rather the representations set out ought to be evaluated in their entirety to determine
whether a consequential change ought to be made to the policies and their provisions. In short, the
Strategic polices that relate to the location and distribution of growth, the apportionment of growth
relative to the defined settlement hierarchy, and the way that these are considered to address both
affordable housing and an ageing population are objected to.
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Question 10: Candidate Sites Register
Do you have any additional comments that you would wish to make of the Preferred
Strategy or the supporting documentation?

The Stage 2 Assessment of the site concluded the following:

'Whilst adjoining the existing LDP settlement boundary this is by virtue of an existing adopted plan
LDP allocation this is currently under review. Notwithstanding this the site would represent
unacceptable intrusion in to the open countryside.”

There are fundamental disagreements with this conclusion. As such we’d outline the following:

‘Whilst adjoining the existing LDP_settlement boundary this is by virtue of an existing adopted plan
LDP allocation this is currently under review’.

Firstly, and fundamentally, ‘Land at Ystradowen’ directly adjoins the existing LDP settlement boundary
(as shown below).

Settlements

.
Existing LDP settlement boundary
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Site 430 - 'Land at Ystradowen’ (approx. outlined in red) in context with the existing LDP settlement boundary

Secondly, the assessment/conclusion is referring to the allocated site - ‘Land off Sandy Lane,
Ystradowen’ (Housing Allocation 48) - that directly adjoins the western boundary of the promoted site
430. For context, allocated site ‘Land off Sandy Lane, Ystradowen’ (Housing Allocation 48) is shown
below. This (as the extract above) clearly highlights that the site’s boundary is representing the
existing settlement limit in the existing development plan.

Housing Mi<ed

= .
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id: 8

symbol: Housing Allocation (48)
Idp policy: MG 2 (48), MG 28 (9)
descriptio: Mixed - Land off Sandy
Lane, Ystradowen

number: 85

easting: 301638

northing: 177762

area: 41911.141

area ha: 4.191

/

POLICY MG2 -
HOUSING ALLOCATIONS

In order to meet the housing requirement identified in Policy SP3 land is allocated for residential
development at the following locations:

Size™ Number

Minor Rural Settlements:

39 | Land adjoining Court Close, Aberthin 0.75 20
40 | Land to the east of Bonvilston ** 7.2 120
41 | Land torear of St David's Church in Wales Primary School, Colwinston # 2.5 64
42 | ITV Wales, Culverhouse Cross # 71 224
43 | The Garden Emporium, Fferm Goch # 2.2 40
44 | Ogmore Residential Centre # 3.25 70
45 | Ogmore Caravan Park # 37 100
46 | Land tothe East of St Nicholas 4.4 117
A | A ofF O B =} L AL 10 42
48 | Land off Sandy Lane, Ystradowen ** # (in part) 4.2 85 J
oeT |
TOTAL UNITS | 8,525

a0 as & miked use iNCOPOraling a new school, strategic transpor infastiuciure, stafegic open space and

wision of @ new =chool,

yomant Advice Maps |

Thirdly, this assessment/conclusion implies that as this site (‘Land off Sandy Lane, Ystradowen’) has
not been built out it is "currently under review”, and as such ‘Land at Ystradowen’ (430) does not
adjoin the existing LDP settlement boundary. This statement and assessment is factually inaccurate as
this site is not "currently under review”. As previously mentioned, 1,710 sites are to be ‘rolled forward’
from the previous LDP adopted in 2017. These are sites that have not been built out, such as Housing
Allocation 48 - ‘Land off Sandy Lane, Ystradowen’. From reviewing the published background paper
on the Vale's Housing Land Supply however, ‘Land off Sandy Lane, Ystradowen’ has been allocated to
be "carried forward into the RLDP” (see Appendix A — ‘BP9 Housing Land Supply (Table 10)").
Accordingly, this allocated site (‘Land off Sandy Lane, Ystradowen’ (Housing Allocation 48)) is being
relied on to make up the housing supply/commitment going forward. As such the existing adopted

Geraint John Planning



Vale of Glamorgan Replacement Local Development Plan: Preferred Strategy
Mrs Marion Morgan February 2024
Land at Ystradowen — Site ID 430 Page 31 of 37

plan LDP allocation is currently not under review, and ‘Land at Ystradowen’ is adjoining the existing
LDP settlement boundary - the settlement boundary as currently presented is to be carried forward.

To further strengthen this position, a recent planning application (which is currently ‘live”) has been
submitted (app ref. 2023/00948/FUL) for 46 units on the allocated ‘Land off Sandy Lane, Ystradowen’
site (on behalf of ‘Lewis Homes'). The site boundary of the development is shown as the existing LDP
settlement boundary (see extract below). Accordingly, the ‘Land at Ystradowen’ site boundary is
therefore adjoining the existing LDP settlement boundary.

=

— Site Key

E Application Boundary

1841 SLPO1

Land off Sandy Lane, Ystradowen app ref. 2023/00948/FUL Site Location Plan

To re-iterate again therefore, this statement is factually inaccurate.

‘The site would represent unacceptable intrusion in to the open countryside’.

The second half of the conclusion relates to how the site is outside the settlement boundary of
Ystradowen ( “intrusion in to the open countryside”). The majority of sites (if not all) that are being
promoted are however outside the settlement boundary and in the open countryside. Our submission
is of course seeking to extend the settlement boundary, by way of securing an allocation for the
proposed development of the site. This is the very reason for our representations for this site — to
change the site from open countryside to a development site. All of the sites identified as Key Sites
(SP4 KS1, SP4 KS2, SP4 KS3, SP4 KS4, SP4 KS5) are of course located outside the settlement
boundary and in the open countryside. We'd therefore respectively suggest that this is not an
appropriate assessment.
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Candidate Sites Assessment at Preferred Strategy Stage

The Vale have also undertaken a more detailed assessment of the site against a wide range of
criteria. The summary of the candidate sites assessment criteria has been extracted below for ease:

1D
Site Name

o

UBMOPELISA

uk ) usmopens 18 pue|

Proposed Use

Developer interest
Brownfield/Greenfield Land

Locally Protected Sites (‘Swl?dCS and
Reserves)

I ll I BUISFIOH

Green Wedge Designations
Special Landscape Area and
Glamorgan Heritage Coast
Designations

Contaminated Land

Topography and Site Conditions
Tree Preservation Orders,
Hedgerows and Woodlands
Amenity and Compatibility with
adjacent uses

Environmental & Physical
Constraints Conclusions
Access to Services and Facilities
Access to Retail

Access to Primary Schools
Access to Health Services
Access to other Community
Facilities

Access to Green open S
Sustainable Transport - Public

Travel

Access/proximity to services and
facilities conclusions
Community Facil

Connectivity an

Infrastructure availability
conclusions

Other Infrastructure

Highway Accessibilit

Climate Change

Historic environment
Placemaking - Character and Place

Health & Wellbeing
Suitable for further Consideration

BP18A Candidate Site Stage 2 Assessment Register
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The above highlights that on the whole the site (‘Land at Ystradowen’) has scored negatively (i.e.
‘red’) in respect of very few aspects.

Initially taking each criterion that has been negatively (i.e. ‘red”) scored in turn, we'd outline the
following in response:

Developer Interest

This criterion has been scored ‘red’ outlining that there is "no evidence of developer interest” (see
below):

Developer iGreen [There is evidence of developer interest in the site proposal, or the site]
nterest has extant planning permission.

Wmber [There is no developer interest identified at this stage, however there ig
levidence to indicate that the site is being actively promoted by the
lowner(s)

-There is no evidence of developer interest.

This may have been the position when the site was initially submitted as part of the candidate site
process (circa 1.5 years ago), however since then the position has progressed. The landowner has
since had positive constructive talks with a developer - ‘Lewis Homes'. These are of course the same
developer who have recently submitted a planning application for 46 units on the allocated (and to be
“carried forward into the RLDP” site) ‘Land off Sandy Lane, Ystradowen’ site under app ref.
2023/00948/FUL which directly adjoins the site on its western boundary. This demonstrates that the
site would, and can be, deliverable. Accordingly, this criterion should now be scored as ‘green’.

Access to Services and Facilities

This criterion has been assessed firstly on the location of the site proposal in terms of whether it is
located within, adjacent to or outside a settlement, and secondly the ease of pedestrian and cycle
access to key services listed below.

lAccess to|Green Within 800 m of site (10-minute walk)

pervices  andigmber  [Within 1200m of site (15-minute walk)

-Greater than 1200m (+15-minute walk)

Facility Reasonable Accessibility
Standards (Max)

Primary School 600m

Secondary School 2000m

Health Services 1000m

Public Transport 800m

Sports  Pitches/Playing  Fields/Leisure | 1000m

Cenires

Retail-Shops providing basic goods to | 1000m-2000m
meet day-to-day needs (town, local and
neighbourhood centres

Employment-Distance to existing local | Up to 5000m
employment sites /allocations

The site has been categorised as ‘red’ as it is greater than 1200m (+15-minute walk) to key services
above. This is not accurate in respect of the following:
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e In terms of public transport, there are two bus stops located approximately 400m (7-minute
walk) from the site (‘Ty Mawr Close’), with the ‘321 Nat Group Service’ providing services
between Llantwit Major and Talbot Green.

e The site is also located 300m (3-minute walk) and 600m (10-minute walk) from Sports
Pitches/Playing Fields such as ‘Ystradowen Children’s Park’, and the 3/4G Sports Pitch at
‘Ystradowen Petanque Club’.

e Furthermore, the site is located 480m (7-minute walk) from the ‘Murco — Tudor Garage’ which
can provide basic goods to meet day-today needs such as bread, butter, milk etc.

These services and facilities are therefore well within the best category i.e. categorised/scored as
‘green’ - within 800m of site (10-minute walk). Accordingly, we would suggest that the site should be
categorised and scored higher (at the very least ‘amber’). Not least as 43% of the categories in the
above table satisfy, and are categorised in, the best category (i.e. as ‘green’). The site therefore has
good access to services and facilities.

Furthermore, the settlement of Ystradowen has been ranked highly in the VoG Sustainable
Settlements Appraisal, scoring a total of 14 points according to the distance to key services and
facilities available. This places Ystradowen 26 out of a total of 87 settlements. As a result, this would
be deemed a suitable area to accommodate growth.

It is important to note that the above criteria is very limiting does not take into account the important
role and proximity of settlements in a wider context. For example, the above criteria does not take
into that the site is within 2.7 miles of the centre of Cowbridge (9- minute bus journey), which is
ranked 4™ place for services and facilities within the Vale of Glamorgan and therefore would also
provide for future residents of the site. Furthermore, it does not take into account the important role
and proximity of the Principal Settlement and Strategic Growth Area (as defined in the RCTCBC LDP)
of Talbot Green / Pontyclun / Llantrisant which is 2.8 miles to the north (14-minute bus journey).
Ystradowen would also naturally align, and function, in association with this Principal Settlement and
Strategic Growth Area (of Talbot Green / Pontyclun / Llantrisant). These areas comprise for example
the following key services:

e Cowbridge and ‘Y Pant’ Comprehensive Schools;

e Cowbridge Health Centre and Old School Surgery; and

e Cowbridge Town Centre, and Talbot Green / Pontyclun / Llantrisant (Strategic Growth Area),
for various Retail Services.

The above criteria is therefore very limiting in its assessment of the ‘availability of local facilities in and
around settlements’. Table 6 (Principle 2.2 — Distance to Key Services) of the Settlements Appraisal
Review would be a far better in assessing this, and would clearly highlight that the site is located less
than 5 miles from multiple key services.

Table 6: Principle 2.2 - Distance to Key Services (if not present in settlement

itself):
Key Service Score
Secondary School / Further Education College
Primary /Nursery School Less than 5 miles = 3 points.
Health Facility
Town/District Centre Between 5 and 10 miles = 1 paint.
Local Retail Centre
Neighbourhood Retail Centre Greater than 10 miles = 0 points.
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Access to Primary Schools
The site is located circa 2 miles from the each of the following Primary Schools:

e Llansannor Primary School;

e Ysgol Iolo Morganwg;

e Y Bont Faen Primary School; and

e Llanhari Primary School.

Referring therefore to Table 6 (Principle 2.2 — Distance to Key Services) of the Settlements Appraisal
Review (as shown above) the site is located less than 5 miles from multiple Primary Schools. This
therefore categorises (and scores) the site highly in this regard (i.e. the highest score). As such, the
site being categorised as ‘red’ is not accurate. The site therefore has extremely good access to
Primary Schools.

Access to Health Services

The site is located the following distances from a range of health services (e.g. G.P Surgeries and
Hospitals):

e Llanharry Surgery — 2.5 miles;
e Cowbridge Health Centre — 3 miles; and
¢ Nuffield Health The Vale Hospital — 4.5 miles.

Once again referring to Table 6 (Principle 2.2 — Distance to Key Services) of the Settlements Appraisal
Review, the site is again located less than 5 miles from multiple Health Facilities, and so should be
categorised and scored highly in this respect (i.e. the highest score). As such, the site being
categorised as ‘red’ is not accurate. The site therefore has extremely good access to Health Services.

Sustainable Transport — Public Transport

The site has been scored ‘red’ as it is "not served by public transport connections within 800m of the
site and is considered incapable of supporting a frequent service by virtue of its size”.

Sustainable  |Green The site is served by public transport connections within 800m

Transport walking distance of the site and provides an acceptable minimum|
Public frequency of 1 service per hour Mondays to Saturdays plus|
Transport Sunday service)

IAmber The site is of a size that could potentially sustain a commercia
public transport connection within 800m walking distance of the
site (minimum frequency of 1 service per hour Mondays tol
Saturdays plus Sunday service)

he site is not served by public transport connections within 800m|
f the site and is considered incapable of supporting a frequent
ervice by virtue of its size.

This is not accurate. In terms of public transport, there are two bus stops located approximately
400m (7-minute walk) from the site - ‘Ty Mawr Close’, with the ‘321 Nat Group Service’ provides
services between Llantwit Major and Talbot Green. Accordingly, the site should be categorised and
scored as ‘green’.

Climate Change

The site has been scored ‘red’ as the "development proposes no additional low/zero carbon measures
above the mandatory building Regulations”.
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Climate Change | Green The development shall be zero carbon

Amber The development shall incorporate carbon reduction
measures andfor energy sources above that required by
Building Regulations

Development proposes no additional low /zero carbon
measures above the mandatory building Regulations

As per the submitted Candidate Site Prospectus Booklet outlines, "EV charging points will be included
on site to encourage the use of electric vehicles”. Furthermore, it was stated that "the scheme will be
designed and built to a high-quality standard, taking a 'fabric first’ approach and seeking to
incorporate sustainable materials and energy efficient technologies. Opportunities to integrate solar
panels, electric vehicle charging, and alternative energy sources will be explored at the detailed
design stage”. The development shall therefore ‘“incorporate carbon reduction measures and/or
energy sources above that required by Building Regulations”, and as such should not be categorised
and scored as ‘red’, but ‘amber’.

We feel that it is also important to address the following criterion as well - Agricultural Land Quality.

Agricultural Land Quality

The assessment of the Agricultural Land Quality has been categorised/scored as ‘amber’ suggesting
that "the site would result in loss of grade 3a BMV land”.

Agricultural iGreen 'The site is previously developed land or would not result in
Land the loss of Best and Most Versatile Agricultural Land
Amber IThe site would result in loss of grade 3a BMV land

he site would result in a loss of the either Grade 1 or 2
gricultural land

It is accepted that the site would result in loss of grade 3a BMV land, however, as per the submitted
Agricultural Land Classification Report undertaken by Kernon establishes, "the quantum of potential
BMV, at less than 0.3 ha, is negligible”.

The report expands on this giving the following reasons for this:

(i) due to the small quantity of Grade 2 which is surrounded on majority by Grade 3b, the small
area of predictive Grade 2 would likely be downgraded on pattern limitation; and

(i7) if the site was confirmed to have Grade 2 as the predictive shows, the quantity of Grade 2 is
minimal which means that the loss of BMV land is negligible and not significant.

Furthermore, in respect of losses of less than 1 ha the document for Wales states: 'physical removal
or permanent sealing of <1 ha of agricultural land should be reported as not discernible”.

It concludes by stating the following:

o "In these circumstances the loss of what is potentially BMV land should be accorded at most
limited weight. It is noted that in LA 109 as indiscernible loss of agricultural land. There is no
requirement for field survey as such a small amount of BMV would be mapped within the
larger Subgrade 3b land guality”.

The site therefore being categorised/scored as ‘amber’ suggesting that "the site would result in loss of
grade 3a BMV land”is misleading as:
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o "The guantum of potential BMV, at less than 0.3 ha, is negligible”

e Potential "BMV land should be accorded at most limited weight”; and

e The "small amount of BMV would be mapped within the larger Subgrade 3b land quality” —
i.e. the grade 3a BMV land is Subgrade 3b land quality.

Suitable for Further Consideration

Given the above, the site has been assessed and evidenced to be readily available, suitable and
deliverable (not least as a result of a comprehensive suite of assessment information), and ought
accordingly to be considered favourably for allocation as part of any revised Strategy.

Notwithstanding this, and irrespective of any revision (or otherwise) to the Strategy, the site should
be allocated for an affordable housing led development site — consistent with, and to meet the
identified need and intent of the Plan to allocate a number of such in minor rural settlements.
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