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Vale of Glamorgan Local Development Plan 2011- 2026
Alternative Site Comment Form
	Following public consultation on the Deposit Local Development Plan (LDP) some people and organisations have requested that the Council include additional or alternative sites for development in the Plan.  The schedule of representations does not reflect the current position of the Council.  It has yet to decide whether it is in favour of any of these suggested changes.  Whether the deposit LDP is changed could in the end be a matter for an independent Inspector.  Alternative Site Representations need to be made to the Council now because, whilst the new or altered site is currently not being promoted as being included in the LDP, the allocation may be considered necessary by the Council or Inspector at a later stage to ensure that the Plan can be found ‘sound’.  This is your opportunity to tell us what you think about these alternative sites. Your comments on this form should be about the alternative sites only.   


PART 1: Contact details

	
	Your Details / Your Client’s details
	Agent’s details  (if relevant)

	Name
	Penllyn Community Council
	Clive Farrant (Clerk)

	Address


	C/o 24 St John’s Close

Cowbridge

Vale of Glamorgan.
	

	Postcode
	CF71 7HN
	

	Telephone No.
	07525 443913
	

	Email address:
	penllyn.community.council@talktalk.net
	

	I.D.No.* (if relevant)
	
	


*You will have an ID Number if you have made representations at previous stages of the LDP process or if you have requested to be included on the Council’s LDP database. The ID No. will be clearly indicated on previous correspondence from the Council.
	You should include all your comments on the alternative site on this form. Please add additional sheets as necessary.
This document is available in other formats upon request
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PART 2: Commenting on the Alternative Sites
2a. Which Alternative Site(s) are you commenting on? 


	Alternative site(s) reference number
	ASN 46

	Alternative site(s) name
	Land at Church Farm, Ystradowen


2b.Your comments

Are you supporting or objecting to an alternative site?
	Support
	□

	Object
	X


	Your comments:
Penllyn Community Council supports local residents in their strong objections to the site identified in the Deposit Local Development Plan at Ystradowen and the alternative sites identified as ASN 46 (Land at Church Farm) and ASN 95 (Land North of Ystradowen). In particular, the Council supports concerns about the lack of local highway capacity, lack of an existing local bus service, lack of community and education facilities and the detrimental impact these developments would have on the Village environment.

The Community Council also wishes to make its own objections to the proposed further development of Land at Church Farm (Site ASN 46) based on the following additional reasons:- 

· That the concerns previously highlighted by the Welsh Government about the proposed level of residential development at this this settlement is strongly supported. The Vale Council’s Deposit Plan proposes development that is already disproportionate to the services and facilities available and further proposed alternative sites would completely overwhelm the local infrastructure;
· The Vale Council has incorrectly identified Ystradowen as a sustainable settlement. The limited availability of services and facilities within the village together with the loss of the regular bus service have means that residents now have no alternative but to use private cars for work and domestic purposes;
· Site specific concerns about proposed alternative site ASN 46 relate to the Site access, the loss of agricultural land, the established boundary of the village settlement and the proposed Farm Shop.

Details of the Community Council’s arguments are set out below:
The Community Council supports the concerns expressed by the Welsh Government in respect of allocations made at this location. In its response to the previously withdrawn Vale of Glamorgan Deposit Plan the Welsh Government stated:-

“It is unclear how the role and function of settlements has been fully reflected in the scale of housing proposed in certain locations. While the scoring matrix focuses on “functional links” (Sustainable Settlement Appraisal 2011), the services and facilities in many minor rural villages themselves are poor. A more realistic assessment of the settlements and their ability to provide for sustainable development having regard to services and facilities is required. 

Some allocations in minor rural settlements, for example 150 in Wick and 95 in Ystradowen are particularly large and will disproportionally increase the size of these villages. Paragraphs 5.16 & 5.17 of the written statement acknowledges the need for some growth in minor rural villages and states that growth here will help to meet local housing need and to support existing local services. An explanation of whether provision matches need in the appropriate locations should be provided.”

The letter continues

“Issues have been highlighted in relation to high levels of out commuting to work and peak time congestion (Paragraph 3.20), coupled with limited facilities and poorer public transport infrastructure as influencing locational choice. However, the proposed spatial distribution could potentially encourage reliance on the car. While it is acknowledged that one aim of the plan is to support facilities in minor rural villages, it is not clear that the rationale for locating 800 units in such areas has been fully evidenced. The current spatial distribution has potential conflicts with Key Objectives 2 and 3 of the Plan.”

The Community Council consider that the proposal made by the Vale Council failed address these concerns in the revised Deposit Plan. Although slightly reducing the number of houses on the allocated it does not properly address the fundamental concerns about the lack of local facilities and the over reliance of the car to access the site. The cumulative impact of the Council identified site and the proposals for further Alternative sites would compound the already overwhelming demands on the limited local services that are available to residents of this small and rurally located community.

In particular, the withdrawal of regular bus services from the village has left existing residents with no other choice than to rely on the use of the private car for regular journeys. The limited “on request” Greenlinks bus service that is available is currently funded by from a number of time limited grant sources and operated mainly by volunteers and a small number of paid staff. Whilst this service is proving effective for some older members of rural communities as a means accessing shops and vital services in larger settlements during daytime periods, it cannot be considered as an alternative that would work effectively as means for larger numbers of users to commute to workplaces on a daily basis. 

It is understood that the Vale Council has recently received additional Welsh Government funding to develop innovative ways of addressing the loss of rural bus services in its area. This demonstrates two issues, firstly that the Council accepts that the current provision does not meet the existing needs of rural communities in its area and secondly that the ongoing provision of rural services to locations like Ystradowen is likely to be constrained into the future unless very innovative solutions can be found and then financially supported. Both of which are questionable at this time.

With these factors in mind attention is drawn to Planning Policy Guidance Wales (PPGW) that emphasises the following, “Local planning authorities should assess the extent to which their development plan settlement strategies and new development are consistent with minimising the need to travel and increasing accessibility by modes other than the private car”(Para 4.7.4) and further states “In rural areas the majority of new development should be located in those settlements which have relatively good accessibility by non-car modes when compared to the rural area as a whole” (Para 4.7.7). It is quite clear that Ystradowen does not have “relatively good accessibility by non-car modes”.

In addition the Community Council wishes to reiterate the comments previously made in respect of the following matters:-

The Sustainable Settlements Appraisal Background Paper for the Deposit LDP sets out the scoring system used for the sustainability rankings of sites including individually weighted criteria. It states that the assessment can be summarised in three main study objectives: 

· Objective 1: To assess the need for residents to commute beyond their

settlement to access key employment, community services (including

education and health) and retail facilities.

· Objective 2: To measure the general level of accessibility of settlements
by sustainable transport.

· Objective 3: To measure the potential for a resident’s everyday needs

for services and facilities to be met within that settlement.
As a result of the withdrawal of the bus services to Cowbridge and Talbot Green the Community Council contends that the village now fails to meet all of these critical objectives. Even if an innovative solution could be found to overcome the existing public transport shortfall the inevitable increase in private car journeys from the new housing would set commuting activities to places of work, community facilities and to retail facilities well beyond sustainably acceptable levels.   

It is acknowledged in the Deposit LDP Education Facilities Background Paper that the nearest school – Llansannor Primary will need to be extended to increase capacity from 190 to 210 places if Land off Sandy Lane is developed for residential development. But, this increase in capacity would not meet the anticipated demand for school places and 20 children would be required to travel to Llangan Primary School. Further developments of up to 75 dwellings (in addition to those proposed by the Vale Council) would compound the need for additional school places to a point where school place provision would be unable to be fulfilled by these schools. Whilst the proposed provision at Llangan is considered impractical and probably based on the desires of the local authority and not the aspirations of the local community further demand for school places would inevitably result in more car journeys either to Pendoylan or Cowbridge.  This would lead to further unnecessary and even longer school journeys for small children and probably to increased traffic through narrow lanes as pupils and parents seek to participate in normal everyday school activities. 
In relation to the provision of Community Infrastructure the LDP Communities Infrastructure Assessment Background Paper concluded and recommended that:-

“6.1 The assessment has revealed that, as a result of the planned housing growth for the Vale of Glamorgan up to 2026, there is a requirement to enhance existing facilities and provide for a range of additional community, library and indoor sport facilities across the Vale of Glamorgan.

6.2 Planning Policy Wales (Edition 5) places a requirement for local authorities to make provision in LDPs provision for land for schools, further and higher education, places of worship, recreation and other community facilities. It also states that where significant new housing is proposed this should be integrated with existing community facilities (paragraph 9.3.1); and adopt policies which locate major generators of travel demand, which include libraries, schools and hospitals in locations which are or can be served by public transport, or can be reached by walking and cycling (paragraph 4.7.4)

6.3 Within this context, the assessment has highlighted demand for additional community facilities where large scale housing developments are proposed, and as such the LDP should seek to ensure that should these are provided in close proximity to new housing. The below table provides a summary of the community facilities which have land use implications that should be considered within the LDP, and suggested locations for their provision.

6.4 For those facilities where the assessment has not identified potential locations, namely built sports facilities which are considered to serve the Vale of Glamorgan as a whole, and where smaller scale community and library provision has been identified, the LDP should ensure that policies promote the enhancement of existing facilities, and also the co-location of community facilities.

6.5 The LDP should also promote the development of multi-purpose facilities that offer a range of accessible   community based services such as leisure, health care, lifelong learning, cultural activities and community meeting space. It may be appropriate to provide these in those locations identified in Table 16 above, and/or to consider multi-purpose community facilities where the LDP has identified land for additional educational requirements.

6.6 Promoting the development of multi-use community facilities in this manner would assist in reducing travel demand and promote sustainable communities, and assist the Council and other agencies to effectively deliver community facilities at a time of budgetary pressures resulting from the current recession. Additionally, the LDP should adopt positive approaches to planning proposals that improve the viability, accessibility or community value of existing services and facilities such as village shops, post offices, rural petrol stations, village & church halls and rural public houses.”

It is interesting to note however, that no mention is made in respect of the enhancement of local community facilities in the site specific requirements identified in Appendix 5 of the Written Statement and Appendix 1 of the LDP Draft Infrastructure Plan Background paper refers to the requirement for improvements to the existing library facilities at Llantwit Major and also seeks contributions towards the enhancement of Built Sports Facilities. It can only be concluded from these requirements that the Vale Council is not concerned with the provision of local community facilities for the proposed residential allocation at Ystradowen but is more concerned with supplementing funding for its own existing commitments no matter how far they are away from the site.   

Matters relating to the provision of Affordable Housing in such locations are set out in a separate representation relating to Policies MG 4 and MG 11. It is considered that the representations made in respect of these concerns apply to MG 2 (45) Land off Sandy Lane and the alternative sites now proposed at Ystradowen. 

With regard the site specific issues of the proposed development land at Church Farm there are several matters of concern to the Community Council these include:

· Site access;

· Loss of agricultural land;

· Beyond the established boundary of the village settlement;

· Proposed Farm Shop.

           SITE ACCESS

Whilst the applicant argues that the existing field access is suitable for the proposed development and that vision splays can be achieved without creating traffic problems this is strongly disputed by the Community Council. 

Inspection of the site will show that the proposed site entrance is close to an elevated former rail bridge and whilst there is a speed limit of thirty miles per hour at this point a significant amount of traffic travel past the site at speeds above the legal limit. This is confirmed by the traffic speeds recorded by the applicant. Within living memory there have been two fatal accidents within 100m of this site and the introduction of a further access point at this location is likely to cause significant problems. The Community Council is very concerned that the actual speed of traffic at this location and the real visibility available to motorists coming over the bridge is will result in further fatalities. 

LOSS OF AGRICULTURAL LAND
The applicant argues that the site is used for horse grazing and is not agricultural land. Inspection of the planning application 2007/00359/FUL indicates that the permission relates to the construction of a stable block. Therefore, although the applicant chooses to currently use the site for horse grazing this consent does not imply that the areas use as agricultural land has been lost. In relation to other agricultural land at Ystradowen it can be argued that all land surrounding the settlement is of mixed agricultural value. The Community Council contends that this is not the primary issue in relation to this and other proposed sites in the area, matters relating to the development of land in sustainable locations is of greater significance.

DEVELOPMENT OUTSIDE THE SETTLEMENT BOUNDARY

The proposed alternative site at Church Farm is clearly at the edge of the Ystradowen where no defensible boundaries to the site save for the former railway line can be identified. The arbitrary field boundaries to the north offer future hope value for further development that will inevitably be sought if this site is permitted. 
The Community Council has previously argued that the identification of settlement boundaries around the key settlement of Barry, the service centre settlements and primary settlements and not the minor rural settlements is inconsistent and unacceptable. Proposals such as ASN 46 (Land at Church Farm) and ASN 95 (Land North of Ystradowen) indicate that if no settlement boundaries are provided for such communities continued pressure for greenfield development in unsustainable locations will persist throughout the time period of the plan. In this respect the Community Council agrees with the Welsh Government response to the previous deposit Plan when it was stated that “the rational for not including settlement boundaries around minor rural villages is not clear and requires further justification. Paragraph 7.34 (and Policy MG 7) of the written statement states that it was a deliberate choice not to draw boundaries around these settlements and that development will “generally comprise infilling or limited small scale extensions to the minor rural settlements, in particular where they meet the need for affordable housing”. The policy appears to be in direct contrast with the large numbers of allocated units within some of the minor villages. Whilst Policy MG 7 gives some criteria for future development, it does not restrict numbers and the lack of a settlement boundary in these locations could result in additional housing sites coming forward in the plan period. Development in these locations is likely to be greenfield, with fewer development constraints than brownfield sites. 

FARM SHOP

It is indicated within the ASN 46 submission that “the landowner has expressed a desire to include a farm shop” as part of the development. As the landowner currently only sells a few surplus eggs from a small stand at the old farm entrance it seems that such a facility would require the importation of sales goods to the site thus further increasing the traffic flows to the site and through the village. Whilst the principle of farm shops is not rejected by the Community Council the additional proposal of a farm shop emphasises the opportunist nature of the proposals and the lack of consideration given to sustainable planning. 

Please use additional sheets if required




	Have you submitted other material in support of your comments?
	Yes  □
	No  □


PART 3: What happens next?

3a. Do you want your comments to be considered by ‘written representations’ or do you want to speak at a hearing session of the Public Examination?   (Please tick (  )
	I do not want to speak at a hearing session and am happy for my written comments to be considered by the Inspector.
	x

	I want to speak at a hearing session.
	□


3b. If you wish to speak, please confirm which part of your representation you wish to speak to the Inspector about and why you consider it to be necessary to speak at the Hearing.
	

	Signed
	
	Date
	


	Data Protection

How your representation and the information you give us will be used.

All information submitted will be seen in full by Vale of Glamorgan Council staff dealing with the Local Development Plan. Your name and comments as set out in your representation form will be published together with the Council’s response. This helps to show that the consultation was carried out properly.  Please note that this form may also be made available to any Public Examination on the Local Development Plan. 




 THANK YOU FOR YOUR COMMENTS ON THE ALTERNATIVE SITES REGISTER
Please do not forget to enclose any relevant documentation (e.g. a Sustainability Appraisal) with this form.

Completed representation forms should be returned to the LDP Team at:

ONLINE – By completing the electronic form at www.valeofglamorgan.gov.uk/ldp 

BY EMAIL – To ldp@valeofglamorgan.gov.uk
BY POST – By sending to: The LDP Team, Vale of Glamorgan Council, Dock Office, Barry Docks, Barry, CF63 4RT 

REPRESENTATION FORMS SHOULD BE RETURNED BY

THURSDAY 1ST MAY 2014.
REPRESENTATIONS RECEIVED AFTER THIS TIME WILL NOT BE CONSIDERED

The Tests of Soundness
	The Vale of Glamorgan Local Development Plan will be examined by an independent Inspector appointed by the Welsh Government.

It is the Inspector’s job to consider whether the Plan is sound. There is no legal definition of ‘sound’, but in this context, we use its ordinary meaning of ‘showing good judgement’ and ‘able to be trusted’.

The questions or ‘tests’ which the Inspector will consider in deciding whether the Plan is sound are shown below. It may help you to read them before you tell us what you think of the alternative sites. 



	
	Procedural Tests

	P1
	It has been prepared in accordance with the Delivery Agreement including the Community Involvement Scheme.

	
	

	P2
	The plan and its policies have been subjected to Sustainability Appraisal including Strategic Environmental Assessment. 

	
	

	
	Consistency Tests

	C1
	It is a land use plan which has regard to other relevant plans, policies and strategies relating to the area or to adjoining areas.

	
	

	C2
	It has regard to national policy.

	
	

	
	

	C3
	It has regard to the Wales Spatial Plan.

	
	

	C4
	It has regard to the relevant community strategy/ies (and National Park Management Plan).

	
	

	
	Coherence and Effectiveness Tests

	CE1
	The plan sets out a coherent strategy from which its policies and allocations logically flow and/or, where cross boundary issues are relevant, it is compatible with the development plans prepared by neighbouring authorities.

	
	

	CE2
	The strategy, policies and allocations are realistic and appropriate having considered the relevant alternatives and/or are founded on a robust and credible evidence base.

	
	

	CE3
	There are clear mechanisms for implementation and monitoring.

	
	

	CE4
	It is reasonably flexible to enable it to deal with changing circumstances.


If you wish to make comments on several alternative sites it would be helpful although it is not essential, if a separate form was completed for each site that you wish to make comment on.





Please set out your comments below using additional sheets as necessary. Your comments should be set out in full. This will help the Council and the Inspector to understand the issues you raise. You will only be able to submit further information to the Examination if the Inspector invites you to address matters that he or she may raise. Please indicate below if you are submitting other material to support your comments.





At this stage you can only make comments in writing (these are called ‘written representations’). 





However, everyone who seeks a change to the Plan can appear before and speak to the Inspector at a ‘hearing session’ during the Public Examination. 





But you should bear in mind that your written comments on this form will be given the same weight by the Inspector as those made verbally at a hearing session.








