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1 INTRODUCTION 
 
1.1 This statement has been prepared by CDN Planning (Wales) Ltd (“CDN”) on behalf 

of our client Mr Keith Miller. CDN are instructed to act for Mr Miller in submitting 
representations on the Neath Port Talbot (“the LPA”) Local Development Plan 
(“LDP”).  

 
1.2 This statement is set out to address the matters and issues raised by the Inspector in 

advance of the examination hearings. It refers to various Core Documents using the 
code attributed to the documents within the examination library, e.g. SD04 is the 
deposit LDP dated August 2013, although for ease of reference the title of the 
document is referred to at its first use.  

 
2 MATTERS AND ISSUES 
 
2.1 The Inspector’s List of Matters and Issues (ED011) provides a set of questions to be 

answered, where appropriate. These are set out below with CDN’s response. 
 

Key Issue: Is the amount of housing provision set out in the LDP realistic and 
appropriate and is it founded on a robust and credible evidence base? Will it 
achieve the relevant objectives of the LDP in a sustainable manner consistent 
with national policy? 
 
Key Issue: Is the distribution of housing as proposed in the LDP realistic and 
appropriate and is it founded on a robust and credible evidence base? 
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Key Issue: Do the overall scale, type and location of the allocated housing 
sites achieve the relevant objectives of the LDP in a sustainable manner 
consistent with national policy? 

 
2.2 How does the amount of housing proposed relate to the most recent Welsh 

Government household projections? 
 
2.3 The 2011-based household projections indicate 62,715 households within NPT by 

2026 (based on the “principle population”). Variations include zero migration variant 
(61,531 households), lower population variant (62,026 households), higher 
population variant (63,203) and 10yr average migration variant (64,727 households).  

 
2.4 The Deposit LDP incorporating Focussed Changes proposed 8,350 homes within the 

plan period, i.e. 2011-2015. According to ED010 (the Phasing and Delivery of New 
Housing Provision), there had been 850 completions in the plan period to 2014.  

 
2.5  Adding the 850 completions to the 60, 396 households in situ at the 2011 census 

gives a total number of households in April 2014 of 61,246.  
 
2.6 What is the methodology for translating the number of jobs into the number of 

homes required? 
 
2.7 We feel the LPA and their consultants ought to explain this.  
 
2.8 Are reasonable assumptions made in the growth model, for example with 

regard to economic activity rates and household size? What are the 
implications if they are not realistic? 

 
2.9 We have no comment to make on this. 
 
2.10 What is meant by the terms ‘vacancy rate’ and ‘flexibility allowance’? Will these 

be reasonable and appropriate? 
 
2.11 The LPA’s consultants seem to suggest a vacancy rate of 3% should be allowed, 

which does appear at the low-end of what is reasonable.  

2.12 Paper EB04 explains that the LPA opted to exclude a recommended flexibility rate of 
13% (3% vacancy, 10% contingency) due to the resulting supply being too high 
(paragraph 5.0.3) and could be detrimental to delivering the economic strategy of the 
LDP (paragraph 5.2.2).  

2.13 However given the “aspirational” nature of the LDP vision and objectives and the 
identified need to regenerate communities within the authority, it is considered that 
an increased contingency rate gives greater flexibility (which could be important 
considering the reliance on constrained brownfield sites, which may take longer to be 
delivered than envisaged – especially given the delays in the identified landbank 
coming forward for development) and is more befitting to an ambitious and 
aspirational authority. Taking into account NPT’s position within the new Swansea 
Bay City Region, surely over-provision is better than under-provision.  

 
2.14 What percentage of the units identified for each five year period in the Housing 

trajectory will be built on previously developed land? 
 
2.15 We have no comment on this issue, aside from drawing attention to the fact that 

there are several greenfield sites allocated. 



 

 

Neath Port Talbot County Borough Council Location Development Plan 
CDN Planning for Keith Miller (Representor No. 128) 
Hearing Statement – Sessions 3 and 4 (Matter 3) 

Page 4 of 9 
CDN PLANNING planning . urban design . development . landscape : cynllunio . dylunio trefol . datblygu . tirlun 

 
2.16 How were the numbers of units on each site defined? What is the average 

density for sites in the Coastal Corridor Strategy Area and the Valleys Strategy 
Area? 

 
2.17 We have no comment on this issue, aside from the fact that the proposed density of 

the development on Mr Miller’s alternative site derived from an initial master planning 
exercise. 

 
2.18 What evidence is there as to when dwellings / sites will be completed? Will 

there be a five year supply of housing land throughout the plan period? 
 
2.19 There will not be a five year supply of housing land throughout the plan period, 

because there is not a five year supply at the moment, some three years into the plan 
(a period overlapping the UDP’s timeframe, but notwithstanding that, there is not a 
five-year supply against the LDP requirements either). Paper EB09 refers.  

 
2.20 Are all the landbank sites identified in Policy H1 in the five year supply? If not, 

which sites are omitted; when and how will they be brought forward? What 
assurance can be provided that landbank sites will be delivered during the plan 
period? 

 
2.21 The UDP (NPT01) required 6,155 dwellings to be delivered in its plan period (2001-

2016). According to the JHLAS (EB09) 3,937 have been completed by April 2013 
meaning that 2,218 dwellings are required to be completed in the period 2013-2016 
to meet the UDP requirement.  

 
2.22 EB09 also demonstrates a land-supply for the next five years equating to 1,731 

dwellings, comprising:- 
 

 290 dwellings on small sites 

 150 u/c on large sites 

 162 expected to be built on large sites 2013/14 

 316 expected to be built on large sites 2014/15 

 305 expected to be built on large sites 2015/16 

 268 expected to be built on large sites 2016/17 

 240 expected to be built on large sites 2017/18 
 
2.23 Therefore, the expected completions by the end-date of the UDP will include an 

additional 174 dwellings on small sites (based on average annual build date of 58), 
and 933 dwellings on large sites. This would exclude any dwellings permitted in the 
past year, not already allocated in the UDP and likely to be built by 2016. 
Nonetheless, the additional 1,107 dwellings, combined to the 3,937 already built (at 
April 2013), gives an estimated total of 5,044 dwellings that will have been completed 
in the UDP period. This is a shortfall of 1,111 dwellings that realistically ought to be 
provided for in the LDP.  

 
 Failure to accommodate the UDP shortfall will undermine the LPA’s “aspirational” 

approach to development, undermine its attempts to stimulate the local economy and 
accentuate the decline of towns in need of regeneration and growth, both in the 
Valleys and in the Coastal Corridor areas.  

 
 Moreover, the undersupply of delivery in the UDP (and thus the LDP) could lead to 

lower in-migration, which in turn leads to lower household projections, which in turn 
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leads to lower housing provision, which exacerbates the continuing housing crisis: 
less availability of new homes, rising prices, decreased affordability and growing 
divide between those who own their home and those who do not.   

 
2.24 EB09 shows there are 5,094 dwellings on UDP allocations or sites with planning 

permission that are expected to be delivered after 2018, of which 3,451 are at Coed 
Darcy.  

 
2.25  SD04 shows a ‘landbank’ of 3,822 dwellings, of which around 2,350 units are outside 

of the five-year supply. The table below summarises:- 
 

LDP Ref Site Name Settlement Estimated 
Units in 
LDP 

Delivery date 
according to 
JHLAS 

Dwellings 
required 
to be 
completed 
2018-
2016 

LB1 Waunceirch Bryncoch 13 N/A 13 

LB2 Groves Road Cimla 34 By 2017 0 

LB3 Elba Crescent Crymlyn 
Burrows 

50 Post 2018 50 

LB4 Area 1, Coed 
Darcy 

Coed Darcy 157 130 by 2018 27 

LB5 Coed Darcy Coed Darcy 2150 535 by 2018 1615 

LB6 Eagle Bush, 
Melincryddan 

Neath 50 Post 2018 50 

LB7 Garthmor, 
Melincryddan 

Neath 34 By 2016 0 

LB8 Briton Ferry 
Road 

Neath 12 By 2015 0 

LB9 The Ropewalk Neath 12 By 2014 0 

LB10 Barrons Court Neath 
Abbey 

15 By 2018 0 

LB11 Cardonnel 
Road 

Skewen 16 Post 2018 16 

LB12 Crymlyn Grove Skewen 81 By 2017 0 

LB13 Blaenbaglan 
Farm 

Baglan 260 Post 2018 260 

LB14 Thorney Road Baglan 10 By 2015 0 

LB15 Stycyllwen Baglan 24 By 2018 0 

LB16 Abbottsmoor Baglan 
Moors 

42 Unknown 42 

LB17 Farteg Fawr Bryn 25 9 by 2018 16 

LB18 Copperminers Cwmafan 90 By 2015 0 

LB19 Forest Lodge 
Lane 

Cwmafan 12 8 by 2018 4 

LB20 Groeswen Margam 39 Built 0 

LB21 Station Road Port Talbot 14 Unknown 14 

LB22 Royal Buildings Port Talbot 46 U/C 0 

LB23 Dyffryn Road Taibach 14 Unknown 14 

LB24 Maes Marchog Banwen 16 Post 2018 16 

LB25 Glyn Dulais Crynant 21 By 2018 0 

LB26 Heol Y Waun Seven 
Sisters 

68 Post 2018 68 
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LB27 Heol Y Glyn Glynneath 81 Post 2018 81 

LB28 Welfare Hall Glynneath 17 By 2018 0 

LB29 Ynys Y Nos 
Avenue 

Glynneath 16 By 2015 0 

LB30 Bryn Morgug Alltwen 56 By 2015 0 

LB31 Cwmtawe 
School 

Pontardawe 80 By 2017 0 

LB32 Holly Street Pontardawe 45 Unknown 45 

LB33 Waun Penlan, 
Rhydyfro 

Pontardawe 19 Post 2018 19 

LB34 Glan Yr Afon Pontardawe 15 Built  

LB35 Golwg Y 
Mynydd 

Godre’r 
Graig 

64 U/C 0 

LB36 Graig Newydd 1 Godre’r 
Graig 

42 By 2016 0 

LB37 Graig Newydd 2 Godre’r 
Graig 

66 By 2016 0 

Total landbank dwellings expected to be completed 2018 - 2026 2,350 

 NB: the “unknown” sites may have different names in the LDP and the JHLAS – in 
which case the total may therefore vary by around 115 units 

 
2.26 This is a significant proportion of the overall housing requirement; this reliance on 

sites that are taking a relatively long-time to be developed suggests that greater 
flexibility needs to be incorporated into the LDP.  

 
2.27 Policy SP7 makes provision for the delivery of windfall and small sites at a rate 

of 55 and 54 units pa respectively. What rate of delivery has been achieved 
since the beginning of the plan period? Taking account of past trends are 
windfall and small site allowances realistic? 

 
2.28 We have no comment to make on this issue. 
 
2.29 Where a balance has been struck in taking decisions between competing 

alternatives, is it clear how these decisions have been taken? 
 
2.30 It is not clear why some candidate sites have been allocated and some haven’t. It is 

also not clear whether the LPA determined the allocations from the ‘top-down’ (i.e. 
apportioning their identified housing requirement between the spatial areas and then 
finding the allocations to meet those local requirements) or ‘bottom-up’ (i.e. sieving 
through the candidate sites to find their preferred sites to meet the total housing 
requirement). Not only is this process unclear, but the LPA have failed to adequately 
test their chosen allocations against their strategies, vision and objectives.  

 
2.31 What criteria were used to select allocated sites? Is it clearly set out how 

various alternatives measured up to the selection criteria? 
 
2.32 The process has been massively flawed. For example, within the Strategic Housing 

Site Assessment Report (EB06), paragraph 4.1.9.7, in respect of land north of 
Crymlyn Grove (labelled Phase 3), states that:- 

 
 “Although the site is generally constraint free, there are some minor issues on site 

relating to contamination, biodiversity (in particular parts of the larger area) and 
surface water drainage. Such issues would however, be routinely addressed as part 
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of the detailed planning application process and would not prevent development 
taking place.” 

 
2.33 Paragraph 4.1.9.11 says the following about the same site:- 
 
 “There are concerns that drainage from the site would travel in the direction of 

Crymlyn Bog Special Area of Conservation (SAC). Full consideration of any impact 
on Crymlyn Bog SAC will need to be considered at the detailed planning application 
stage. It should be noted however, that the planning approval on the adjacent site 
submitted a hydrological report which was accepted by Natural Resources Wales 
(NRW) (formerly Environment Agency and Countryside Council for Wales). A similar 
approach should therefore be taken to address any issues on the current site.” 

 
2.34 Meanwhile, the Candidate Site Assessment (EB07) considered land at Maes-y-

Gwilog Farm, which is located on the southern side of Crymlyn Road within 300m of 
Crymlyn Grove (Phase 3) – and directly opposite the built phases – and showed that 
the LPA filtered the site out at Stage 2 for reasons that are extremely similar to the 
“issues” that affect Crymlyn Grove.  

 
2.35 This completely undermines the preparation process and consequently the evidence 

base is neither robust nor credible and neither are the LDP’s policies, allocations and 
strategies.  

 
2.36 What contingencies are there with regard to achieving the intended distribution 

of housing development if sites fail to come forward or to provide the 
anticipated number of units? 

 
2.37 It is not clear what contingencies are in place, especially considering the above 

points that a) it is evident that the required volume of housing within the UDP period 
won’t be delivered and b) the current land supply falls drastically short of five-years. It 
should also be noted that the LDP (including focussed changes) requires an average 
of 557 dwellings to be delivered per annum, whereas according to ED010 there had 
been 850 completions in the plan period to 2014, equating to 283 per annum on 
average. 

 
2.38 Should there be a policy to encourage self-build housing schemes? 
 
2.39 Yes. Furthermore, the LDP could include allocations specifically for self-build 

schemes.  
 
2.40 It is inappropriate that there is a lack of evidence provided about the opportunities for 

self-build developments in NPT. The Local Housing Market Assessment (EB05) 
discusses self-build in paragraphs 6.72 to 6.77. It mentions one of the attractive 
characteristics of self-build, which is the reduced cost of construction. In any area 
where viability of schemes is already marginal, encouraging self-build – for which 
there is a market – would assist with the creation of sustainable development to meet 
the vision and objectives of the LDP. We dispute the conclusion of paragraph 6.77 of 
EB05, because Mr Miller has long had the intent to develop Maes-y-Gwilog Farm for 
self-builders, based on his local knowledge, appreciation of the market and local 
interest. Appendix A to this statement includes a Design and Access Statement 
written in June 2006 in support of an outline application. Paragraph 1.1 of that DAS 
shows the intention that the site be developed as self-build schemes. It should also 
be noted that there is support from the local councillor for this idea, as well as 
supporting comments within the LDP representations database.  
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2.41 Due to the fewer construction costs associated with self-build schemes, it is easier 
for such developments to insist upon higher standards of design, for example in 
terms of energy efficiency, habitable spaces, microgeneration and recycling. Design 
codes can be used to ensure a suitable approach to architecture, materials and 
finishing. There have been recent ideas in England, building on continental models, 
which offer different means of self-build. A scheme in Cornwall is proposed where 
outline permission for at least 100 dwellings will be sought, to be sold as individual 
plots that then must be developed according to established, adopted, design codes. 
The developer behind the scheme effectively gives the purchasers a catalogue of 
options for the entire house, which can then be strictly ‘self-built’ or developed by 
agreed contractors. 

 
2.41  Another option, which is more suited to smaller sites, is that the landowner / 

developer installs the infrastructure before selling plots to self-builders, who again 
would be confined to an agreed design code but free to develop their own design 
within the set parameters. This model can create interesting, unusual and stimulating 
designs that contrast favourably against the large schemes developed by volume or 
regional housebuilders.  

 
2.41 Even if no sites were to be specifically identified for self-build, then a policy should be 

incorporated into the LDP that encourages it. A specific policy is required because 
most housing sites with capacity of more than one dwelling tend to be tied to a 
developer / builder to build themselves and sell on the open market. A policy can set 
out what justification is required in order for sites to be released, and also set out 
criteria for what sites would be suitable. Mr Miller believes policies for self-build 
should be broadly similar to affordable housing exception sites in terms of locational 
criteria, and a policy could require evidence of demand and draft design codes to be 
submitted with any planning application along with requirements for infrastructure.  

 
2.42 Are there sufficient housing allocations in the Valley Strategy Area? 
 
2.43 We have no comment on this issue. 
 
3 CONCLUSION 
 
3.1 The LDP fails to set out a coherent strategy because its allocations do not logically 

flow from the identified strategy. There appears to be no justified and robust 
relationship between the two general areas (Valleys and Coastal Corridor), the 
spatial areas and the allocations. The LDP fails to meet Soundness Test CE1 

 
3.2 The LDP and its evidence base does not show consideration of alternatives in terms 

of strategy, objectives, policy or allocations. There is no clear assessment of different 
housing supply scenarios or alternative spatial distributions of housing. The LDP 
housing policies and allocations do not enable the LPA to meet their identified 
objectives and vision and nor do they rectify the undersupply of housing in the 
previous fourteen years. The LDP fails to meet Soundness Test CE2.  

 
3.3 The LDP does not include suitable assessment of how it will be implemented and 

how it will adapt if it fails to be implemented as intended, for example if the landbank 
of housing fails to be delivered or if the LPA continue to fail to have a five-year supply 
of housing. The reduced contingency within the housing requirement is not flexible 
enough to deal with changing times or circumstances. The LDP fails to meet 
Soundness Test CE3 or CE4.  
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APPENDIX A 
DESIGN AND ACCESS STATEMENT SUBMITTED WITH PLANNING 
APPLICATION P2007/0887 “OUTLINE APPLICATION FOR RESIDENTIAL 
DEVELOPMENT” 

 
 
 
 
 
 
 
 
 


