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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 Vic Price. CDN are instructed to act for Mr Price 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 
 
 Key Issue: Have relevant alternatives been considered, is the identification of 

the housings sites based on a robust and rational site selection process? Are 
the sites deliverable within the plan period and will they make an appropriate 
contribution towards the housing requirement? 

 
A Blaenbaglan Farm Baglan (H1/LB13) 
 
2.2 At the deposit stage CDN objected to the site on the grounds of traffic problems and 

flood risk.  
 
2.3 There are also significant concerns about the deliverability of the site.  
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2.4 Is it clear why the sites have been selected over other candidate and 
alternative sites? 

 
2.5 It appears that this greenfield site is included in the LDP solely because it has extant 

planning permission, which dates back at least to the 1980s, without housing ever 
having been built on the site. 

 
2.6 It seems that the LPA have not considered the alternative option of removing this site 

and allocating different land, which is a significant flaw. The reliance of 160 (out of 
permission for 219 dwellings) on this site in the next eleven years is detrimental to 
the potential deliverability of the LDP. The site was not developed during the previous 
housing booms and there must be significant and expensive constraints to 
development, which is not surprising when the site is visited.  

 
2.7 Are the number of units identified realistic and achievable? 
 
2.8 The LPA have failed to specify why, after at least 25 years, this site will suddenly 

begin to be built out in 2020/21. The provision of 160 dwellings here within the 
remaining plan period is considered highly unlikely.  

 
2.9 What are the various constraints affecting the sites? 
 
2.10 The site is steeply sloping and is divided from the settlement of Baglan by a 

watercourse and woodland. The development of the site would have significant 
landscape effects. The site borders ‘Plas Baglan’ which is a Scheduled Ancient 
Monument. Baglan is constrained by topography, meaning any residential 
development in the upper parts of the settlement are remote from the main services 
and facilities. The LPA have assumed that the resultant surface water run-off from 
this site can be addressed satisfactorily in the planning application process, but 
Baglan has already suffered surface water flooding. There is only one access into the 
site.  The settlement is also highly constrained in terms of the road network. 

 
2.11 The site is also bisected by the Wales Coast Path (see Appendix A), which has not 

been considered in detail by the LPA. 
 
2.12 In light of the constraints, and other matters, where is it set out what the 

requirements are for each site? 
 
2.13 The LPA have not considered the constraints due to the extant planning permission. 

However nor have they considered the consequences of the LDP being delivered 
and the objectives being met if this site still fails to be developed.  

 
2.14 Should a new planning permission be required in order for the site to be developed 

(e.g. in a viable manner that overcomes the previous constraints to deliverability), the 
LPA have not considered whether the various existing constraints can be addressed 
in accordance with their own draft policies.  

 
2.15 Is there sufficient clarity and certainty? 
 
2.16 The LPA seem certain that this site will be delivered from 2020 onwards. But they 

have not provided evidence to support this view.  
 
2.17 Having regard to constraints, where they exist, as well as the need to provide 

for affordable housing and infrastructure, are the sites viable? 
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2.18 It is noted that the Implementation Plan (EB23) on page 42 says that “developer 
contributions may be required in relation to education provision”. However there is an 
extant planning permission on site, so it is questionable whether the necessary 
contributions will be met.  

 
2.19 Are the delivery mechanisms for each site clearly identified? Is the timing 

and/or phasing of each site clearly set out? 
 
2.20 The timing and phasing is set out, but with no justification.  
 
B Blaengbaglan School (land to rear of), Baglan (H1/12) 
 
2.21 At the deposit stage CDN objected to the site on the grounds of flood risk and traffic. 
 
2.22 Is it clear why the sites have been selected over other candidate and 

alternative sites? 
 
2.23 Absolutely not. Pages 77 to 79 of EB06 (the Strategic Housing Site Assessment 

Report) identify issues pertaining to water supply, sewerage and surface water run-
off , but these appear to have been postponed for assessment until the planning 
application stage, rather than considered alongside alternative options whilst 
preparing the LDP.  

 
2.24 Are the number of units identified realistic and achievable? 
 
2.25 Apart from page 30 of EB23 projecting zero completions in 2024/25, the delivery rate 

looks achievable, but only if the constraints to development can be addressed.  
 
2.26 What are the various constraints affecting the sites? 
 
2.27 As well as issues of water supply, surface water run-off and sewerage, the site is 

remote from services and facilities but not large enough to generate support for new 
facilities. It is highly unlikely that the site will encourage walking or cycling – as note 
on page 81 of EB06.   

 
2.28 There are likely to be landscape and biodiversity issues to overcome as well – the 

site is adjacent to the highest part of Baglan and is visible from several vantage 
points.  

 
2.29 The road network in and around Baglan is also severely constrained.  
 
2.30 In light of the constraints, and other matters, where is it set out what the 

requirements are for each site? 
 
2.31 The evidence that the LPA have summarised in EB06 shows that significant 

measures are required to make development of this site satisfactory – the 
infrastructure requirements would all need to be secured and implemented prior to 
development.   

 
2.32 Is there sufficient clarity and certainty? 
 
2.33 Not insofar as assessing alternatives to the allocation of this site.   
 
2.34 Having regard to constraints, where they exist, as well as the need to provide 

for affordable housing and infrastructure, are the sites viable? 
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2.35  The LPA have not offered any assessment of viability of this site taking into account 

the infrastructure requirements.  
 
2.36 Are the delivery mechanisms for each site clearly identified? Is the timing 

and/or phasing of each site clearly set out? 
 
2.37 The timing and phasing is set out, but with no justification. There also appears to be 

an error insofar as zero completions are expected in 2024/25, but 25 and 31 
completions in the preceding and following years.  

 
C Western Logs, Cwmafan (H1/14) 
 
2.38 At the deposit stage CDN objected to this site as it is highly visible in the landscape 

from Cwmafan, is detached from the settlement and its location is dangerous and 
unsafe in terms of access. Its location is not sustainable in terms of accessibility. 
There are significant constraints in terms of neighbouring ground conditions. 

 
2.39 Is it clear why the sites have been selected over other candidate and 

alternative sites? 
 
2.40 The brownfield nature of the site appears to be the primary reason for inclusion, 

notwithstanding the significant constraints identified.  
 
2.41 Are the number of units identified realistic and achievable? 
 
2.42 They are realistic if the not insignificant constraints can be overcome.  
 
2.43 What are the various constraints affecting the sites? 
 
2.44 The most obvious constraint concerns access and the local road network. 
 
2.45 There are some biodiversity constraints to the site, which need to be addressed. 
 
2.46 It is alarming that the LPA have stated, on page 428 of EB06, that a desk study / 

ground investigation is required to determine what risks there may be from the 
historical land use of the site and surrounding area. Given the previous uses include 
quarrying, coal levels and currently a saw mill, and the neighbouring land is former 
landfill, an assessment of risk should have already been carried out.  

 
2.47 This site is also detached from the settlement of Cwmafan. It is likely too remote from 

the centre of the village to be accessibly on foot or by bicycle, especially considering 
the topography of the area.  

 
2.48 In light of the constraints, and other matters, where is it set out what the 

requirements are for each site? 
 
2.49 As this site is currently in operation as a saw mill it requires significant preliminary 

assessment in order to understand what will be required to address the above 
constraints and for a housing development to be planned, designed and built in a 
manner that is safe and risk-free. This is not set out within the evidence base and 
has probably not been done.  

 
2.50 Is there sufficient clarity and certainty? 
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2.51 No – the LPA have not considered if the various constraints can be addressed 
satisfactorily and in a timely manner to enable the site to be developed and delivered 
within the plan period.  

 
2.52 Having regard to constraints, where they exist, as well as the need to provide 

for affordable housing and infrastructure, are the sites viable? 
 
2.53 It is unknown if the site is viable. Notwithstanding support for the redevelopment from 

the landowner, there is no consideration of what will be required to make the site 
developable. There is likely a risk that in order for the site to be cleared and cleaned 
ready for residential development, significant capital is required, which could severely 
reduce viability, especially bearing in mind the infrastructure requirements and likely 
developer contributions needed to mitigate the effects of this development.   

 
2.54 Are the delivery mechanisms for each site clearly identified? Is the timing 

and/or phasing of each site clearly set out? 
 
2.55 The timing and phasing is set out, but with no justification and no consideration of 

whether it is realistic or not.  
 
2.56 There has been no consideration of alternatives to this site being developed for 

housing, either in terms of the existing use continuing, or in terms of other sites in the 
area being better suited to deliver the LDP’s vision and objectives.  

 
D Hawthorn Close, Cwmafan (H1/13) 
 
2.57 At the deposit stage CDN objected to this site as it would introduce large-scale 

development on to a greenfield site detached from Cwmafan.  
 
2.58 Is it clear why the sites have been selected over other candidate and 

alternative sites? 
 
2.59 It is not abundantly clear, although the LPA claim that Cwmafan has been a popular 

location for both developers and purchasers in recent years. However there does not 
appear to have been a robust assessment of alternatives, which should have been 
done, especially given the location of this site. 

 
2.60 Are the number of units identified realistic and achievable? 
 
2.61 Yes. But whether they should be achievable is a different question.   
 
2.62 What are the various constraints affecting the sites? 
 
2.63 The site includes various LBAP habitats, which would likely limit the developable 

area of the site. There are significant previous uses in the area that may have 
contaminated the land – i.e. from the area’s historical mining legacy. It seems no 
desk study or investigation has been carried out yet (see page 402 of EB06).  

 
2.64 The access and road network will require significant overhaul in order to be 

acceptable. Notwithstanding this, the site is detached from the main settlement of 
Cwmafan and would be unlikely to encourage walking or cycling.  

 
2.65 There are likely constraints in terms of infrastructure, including water supply, 

sewerage and flooding / surface water run-off. Also, gas lines and overhead 
electricity lines across the site will affect the plans for the site.  
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2.66 In light of the constraints, and other matters, where is it set out what the 

requirements are for each site? 
 
2.67 EB06 sets out the constraints and discusses what may be required in order to 

address them.  
 
2.68 Is there sufficient clarity and certainty? 
 
2.69 More detail as to how the above constraints will be addressed should be required in 

order for the Inspector to consider the site’s deliverability. However there are also 
grounds to exclude the site insofar as its location does not appear to deliver 
sustainable development in accordance with the LDP vision and objectives.  

 
2.70 Having regard to constraints, where they exist, as well as the need to provide 

for affordable housing and infrastructure, are the sites viable? 
 
2.71 We note that there is “developer interest” in the site (page 406 of EB06), but this 

does not necessarily mean the development is viable. Interest does not equate to 
any actual agreement being in place.  

 
2.72 Are the delivery mechanisms for each site clearly identified? Is the timing 

and/or phasing of each site clearly set out? 
 
2.73 The timing and phasing is set out, but with no justification and no consideration of the 

constraints that need to be addressed. 
 
3 CONCLUSION 
 

Key Issue: Have relevant alternatives been considered, is the identification of 
the housings sites based on a robust and rational site selection process? Are 
the sites deliverable within the plan period and will they make an appropriate 
contribution towards the housing requirement? 

 
3.1 It is considered that the four allocations considered in this report are not realistic or 

appropriate: the LPA have not considered relevant alternatives adequately and the 
evidence base underpinning the allocation of the sites is not robust or credible.  

 
3.2 There are constraints and questions over deliverability that affect all four sites and 

the LPA have not appropriately considered how these constraints need to be 
overcome and the likely influence this will have on viability or delivering the LDP’s 
housing requirements.  

 
3.3 In the case of Hawthorn Close and Western Logs there is an absence of suitable 

evidence, particularly in regard to ground conditions.  
 
3.4 We therefore maintain that due to the allocation of these four sites in the LDP, the 

LDP is unsound, failing to meet Test of Soundness CE2.  
 



 

 

Neath Port Talbot County Borough Council Location Development Plan 
CDN Planning for Vic Price (Representor No. 0150) 
Hearing Statement – Session7 (Matter 4) 

Page 8 of 8 
CDN PLANNING planning . urban design . development . landscape : cynllunio . dylunio trefol . datblygu . tirlun 

APPENDIX A 
ROUTE OF WALES COAST PATH PAST BAGLAN 


