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1 Economy
1.1 Key Issues

KEY ISSUE: Do the overall scale, type and distribution of the allocated
employment and retail sites achieve the relevant objectives of the LDP in a
sustainable manner consistent with the WSP and national policy?

KEY ISSUE: Have relevant alternatives been considered and is the identification
of the allocated sites based on a robust and rational site selection process?

KEY ISSUE: Are the policies for employment, retail and tourism development
clear, reasonable and appropriate?

1.1.1 The Council considers that these key issues have been satisfactorily addressed
as set out in the detailed responses below.

1.2 Employment

1.2.1 Question 1

How great is the over-provision of employment land? Is this significant and will
it have a detrimental impact on the Council’s economic strategy, particularly in
terms of land values, future growth, job numbers?

1.2.1.1 Policy EC1 (Employment Allocations) identifies a total provision of 96 hectares
of employment land and importantly stipulates that only 32 hectares of this is allocated for
B Space uses. Notwithstanding the fact that the PBA Study(1) recommends 20 hectares
of B Space is required over the Plan period, the Council considers it appropriate and
reasonable to (1) add an additional allowance to account for stock losses since the base
date of the PBA Study; (2) apply alternative plot ratios; and (3) add an element of flexibility
and choice(2).

1 Economic Assessment & Employment Land Provision for Swansea and Neath Port Talbot (PBA) - Document Ref:
EB14.

2 Further detail of the approach is provided within the Economy and Employment Topic Paper - Document Ref:
SD45.
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1.2.1.2 The Council therefore considers that the level of over-provision of employment
land is not significant, the approach will not have a detrimental impact on land values,
future growth and job numbers and is entirely in accordance with the Plan's economic
strategy.

1.2.1.3 The PBA Study identified a growth projection of 3,850 jobs over the Plan period.
This projected level of economic growth was then converted into a requirement for
employment land for B-Class Uses B1 (Office); B2 (General Industrial) and B8
(Warehousing/Storage) which would be needed to meet the LDP employment needs and
aspirations over the Plan period.

1.2.1.4 The provision of employment land equated to a requirement of 20 hectares of
B-Space to support the growth in B Space jobs only, recognising a large proportion of new
jobs would be from non B Class uses. Of that figure, 11.4 hectares met the requirements
of the Regional Waste Plan (RWP) 1st Review and the remaining 8.6 hectares was for
B-space.

1.2.1.5 Since the publication of the PBA Study, a revised TAN 21: Waste (2014) was
published which superseded the requirements of the Regional Waste Plan (RWP) 1st
Review and as a consequence, the Council is no longer required to specifically quantify
the amount of separate future provision likely to be needed for waste facilities over the
Plan period. This change in national policy made it necessary for the Council to re-examine
the PBA conclusions, in order to determine if the level of provision remains appropriate
for Neath Port Talbot over the Plan period.

Allowance for Stock Losses

1.2.1.6 The PBA Study uses a basedate of 2010 and calculates the projected net change
in employment land from this date, based on net new jobs over the period, assuming any
existing employment land at the base date will remain in employment use.

1.2.1.7 Since the 2010 basedate, there have been two large scale employment stock
losses in Neath Port Talbot equating to 10.6 hectares(3). As these employment areas were
in use and accounted for within the original calculation, it is important these losses are
also accounted for to ensure there is sufficient scope to meet the requirements over the
Plan period. The stock losses coupled with the original B Space requirement equates to
19.2 hectares and consequently, the Council considers the 20 hectare requirement to
remain appropriate.

Application of Alternative Plot Ratios

1.2.1.8 The PBA Study applied a plot ratio of 0.4 (40%) to calculate the 20 hectares.
Whilst such a ratio is considered to be a reasonable standard, the Council has considered
development within the local context and those plot ratios that have traditionally been
adopted in Neath Port Talbot. An assessment of recent development has shown that an
alternative plot ratio of 0.25 is considered more suited to Neath Port Talbot and when
applied the requirement increases to 32 hectares.

3 Refer to Paragraph 6.2.10-6.2.15 'Economy & Employment Topic Paper' - Document Ref: SD45.
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1.2.1.9 The varying plot ratios will still deliver and support the 3,850 jobs as the amount
of actual floor space remains a constant, it is the plot ratio that has been amended to allow
choice and varying types of development. By planning for varying plot ratios, the Plan will
not unduly restrict development and will allow the policy to deal with changing circumstances
and demand.

Flexibility and Choice

1.2.1.10 In accordance with national policy, the approach also recognises the importance
of incorporating an element of flexibility into the level of provision to ensure that there is
scope to accommodate additional space or varying demands for employment use over
the LDP period. In this regard, the Council is satisfied that the allocation of 32 hectares of
B Space employment land is entirely justified.

1.2.1.11 Notwithstanding the provision 32 hectares of B Space, the remaining proportion
of the total allocation is identified for the strategic employment site at Baglan Bay (i.e. 75
hectares - of which 11 hectares is allocated for B-Space). The redevelopment of Baglan
Bay is a long term aspiration of the Council and the PBA Study recommended that the
site be allocated in its entirety, acknowledging its marketing and future development
potential.

1.2.1.12 TAN23(4) acknowledges that in some cases the benefits of supplying additional
land outweigh the disadvantages. Given the strategic, sustainable location of Baglan Bay
and its role within the regional context(5), it is considered the site will support the Council's
strategy, support growth and will not undermine the market.

1.2.1.13 Whilst 11 hectares is allocated for B uses, the remaining and larger proportion
of the site is likely to be developed for non-B uses, including the energy sector, which is
a Sui Generis use. The energy sector is a growing industry with Baglan Bay having the
capacity and suitability to meet the demands of this type of industry. To date, approximately
15 hectares of the allocation has been developed for Sui Generis use, including a solar
farm of approximately 11 hectares. This supports the Council's approach and demonstrates
Baglan Bay is able to meet the anticipated demand and growth in the energy sector along
with other uses, providing choice and flexibility.

1.2.1.14 The PBA Study states that Baglan Bay represents an all or nothing option and
within this context is an acceptable mismatch of supply and demand that will not undermine
the market. PBA also state that the allocations contained within the Plan will avoid
dispersing market focus, and as the site is not appropriate for other uses, the large scale
is not a weakness as infrastructure and marketing are required irrespective of whether the
site is large or small(6).

1.2.1.15 Furthermore, the PBA Study also supports an element of flexibility, stating the
requirements are identified to meet gross demand for space and do not consider natural
churn, whereby businesses are seeking new space to replace old / obsolete stock and

4 Paragraph 4.5.4 'TAN23' (Welsh Government 2010).
5 Baglan Bay is identified in the Wales Spatial Plan as performing a regional economic role.
6 Refer to Paragraphs 6.6.7-6.6.8: Document Ref: EB14.
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therefore it is important to have flexibility inbuilt to allow existing businesses to relocate.
Given that at the time of the study and traditionally, Neath Port Talbot has a high proportion
of B Space jobs compared to the rest of Wales, allowing scope for churn within existing
businesses, in addition to allowing new investment and for growth in the knowledge based
economy, should not be under-estimated.

1.2.2 Question 2

Will the employment allocations be sufficient, in terms of the range of types,
location and distribution, to provide for the growth proposed?

1.2.2.1 The Council is satisfied that the employment allocations identified in the Deposit
Plan will be sufficient in respect of the type, location and distribution, to provide for the
level of growth proposed.

1.2.2.2 In conjunction with the PBA Study, the Council has undertaken an Employment
Land Review (ELR)(7) in order to ensure sufficient land is available to meet the identified
need and the most suitable land is allocated for employment use. In broad terms, the ELR
considered the quantity, distribution and quality of a number of sites including all existing
UDP allocations and those submitted as Candidate Sites.

1.2.2.3 Based on the findings of the PBA Study, it was evident that the inclusion of the
range of sites as currently allocated in the Unitary Development Plan (UDP) would lead
to a substantial over-allocation of land, leading to confusion within the market and the
undermining of the future viability of suitable land development in Neath Port Talbot.

1.2.2.4 In specific regard to the location / distribution of sites, the PBA Study
recommended that no allocations should be made for employment uses in the valleys as
these would be unable to compete with the better located sites in the Coastal Corridor(8).
Accordingly, and in alignment with the LDP Development Strategy and wider regional
context, the locations identified in Policy EC1 (Employment Allocations) are focussed
along the Coastal Corridor maximising market demand and benefiting from the proximity
to the strategic transport network. A more flexible policy approach to employment, in
accordance with national policy, has subsequently been adopted in the valleys to support
reinvigoration.

1.2.2.5 In terms of the range / type of employment allocations, the Council considers
that the sites identified provide a balance of smaller scale opportunities supporting the
wider function and rejuvenation of the Strategic Regeneration Areas at Coed Darcy (EC1/3)
and Harbourside (EC1/4) and larger strategic scale employment areas to facilitate wider
economic growth.

7 Document Ref: EB15.
8 Refer to Paragraph 6.5.10 'Economic Assessment & Employment Land Provision for Swansea and Neath Port

Talbot' - Document Ref: EB14.
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1.2.2.6 In particular, Baglan Bay (EC1/1) and Junction 38 (M4), Margam (EC1/2) have
the ability to accommodate a full range of activities and uses of various scale. There is
sufficient scope to accommodate a range of B Class employment use and also industries
which do not fall into traditional B class uses, such as the energy sector. The characteristics
and qualitative mix of the sites could also attract investment from emerging industries /
sectors, helping to maximise economic efficiency and promote future growth.

1.2.2.7 Furthermore, the employment allocations provide both a mix of public and
privately owned land, and of greenfield and brownfield locations. Strategic highway network
enhancements including Baglan Energy Park Link Road (TR1/1), Coed Darcy Southern
Access Road (TR1/2), Ffordd Amazon Stage 2 (TR1/3), Junction 43, M4 Improvements
(TR1/4) and Harbour Way (TR1/5) will optimise market demand and act as a catalyst to
attract inward investment along the strategic highway network. The strategic location of
the allocations will also benefit from the Swansea University Science and Innovation
Campus with spin-off developments already been developed, such as the Research and
Development facility at Harbourside.

1.2.2.8 In regard to monitoring the take-up of employment land, the Annual Monitoring
Report (AMR) forms the basis on which to assess the effectiveness of the Plan's policies
and proposals. Key indicators (core and contextual / local) will be closely monitored
throughout the Plan period to ensure the strategy is meeting its intended targets and its
policies and proposals are delivered within the anticipated timeframes.

1.2.3 Question 3

What evidence is there that the consequences of flood risk at some sites can
be acceptably managed?

1.2.3.1 The employment allocations at Junction 38 (M4), Margam (EC1/2) and
Harbourside (EC1/4) are affected by flood risk issues. These issues are considered in
detail in the Strategic Flood Consequences Assessment (SFCA)(9).

1.2.3.2 The allocation at Junction 38 (M4), Margam includes small areas that are within
Development Advice Map (DAM) Zone C2, but it is considered that these can readily be
excluded from the developed area. Similarly, some areas within the Harbourside allocation
are within flood zones, but it is considered that development can be justified and the
consequences managed in accordance with TAN15 requirements. Full details are set out
in the SFCA.

1.2.3.3 Policy EC2 (Existing Employment Areas) identifies the established employment
areas across the County Borough and aims to protect their employment function by
restricting uses within the defined boundaries. The policy identifies the employment areas
that are affected by DAM flood zones.

9 Strategic Flood Consequences Assessment Stage 1 & 2 [Document Ref: EB01] and Strategic Flood Consequences
Assessment Stage 3 (Clarkebond 2014) [Document Ref: EB02].
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1.2.3.4 Policies EC3 (Employment Area Uses) and EC4 (Protection of Existing
Employment Uses) set out the relevant uses andmeasures that will apply within the existing
employment areas. These are protective / restrictive measures and relate to existing uses,
and do not constitute allocations of land for employment use as such. Development in
these areas will be dealt with in the same way as elsewhere within settlement limits, subject
to the additional use restrictions. Any new proposals on the safeguarded sites will therefore
need to meet TAN15 requirements. Sites which may be affected by flooding issues are
identified in the policy to ensure that this is taken into account in the assessment of any
new proposal in these areas.

1.2.4 Question 4

Is the importance of the Port Talbot Docks to the economy recognised within
the LDP? Does it give sufficient support to the continuation of dock operations?
Should other uses be encouraged and, if so, which types might be compatible
with dock operations and otherwise appropriate(10)?

1.2.4.1 The Council is satisfied that the importance of Port Talbot Docks to the economy
is recognised in the Deposit Plan, with a number of policies providing the supporting
framework for the continued and effective operation of the Docks along with the Tidal
Harbour and adjacent employment land where dock related activities are located.

1.2.4.2 Port Talbot Docks lands a wide range of cargo from around the world and the
adjacent Tidal Harbour lands raw materials associated with the Tata Steelworks. In
accordance with national and regional policy therefore, the primary role of Policy TR4
(Safeguarding Freight Facilities) is to safeguard those locations deemed important for the
movement of freight.

1.2.4.3 The importance of Port Talbot Tidal Harbour (TR4/1) and Port Talbot Docks
(TR4/2) are recognised in the policy for the important role they have in supporting the local
economy and allowing goods to be transported by means other than road. Accordingly,
both the Tidal Harbour and Docks are identified on the Proposals Map.

1.2.4.4 In regard to alternative and complementary uses, the Council is satisfied that
the wording of Policy TR4 does not necessarily inhibit or prevent the development of such
uses and in this respect the policy is considered to be sufficiently flexible. The Council
considers that the policy achieves an appropriate balance and is not overly restrictive,
allowing development to take place as long as the primary operation of the facilities are
not compromised.

1.2.4.5 In addition, a Strategic Regeneration Area is designated on adjacent land at
Harbourside (Policy SRA2) for a mixed use development comprising an element of
employment (11 hectares), where uses complementary to Dock operations could potentially
be located.

10 Suggested uses include energy and infrastructure projects, inward investment for manufacturing and other
industries, mixed use regeneration schemes.
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1.2.4.6 The construction of Harbour Way (Policy TR1/5) has further improved access
to Port Talbot Docks providing further support to the continuation of operations and the
adjacent land at Llewellyn's Quay is identified and the employment function safeguarded
under Policy EC2 (Existing Employment Areas).

1.2.4.7 Furthermore, Policy EC3 (Employment Area Uses) recognises the role that
ancillary services can play in supporting the overall function, vibrancy and operation of
employment areas, allowing those which support or complement the wider role and function
of the primary employment use. The Plan is considered to be clear in respect of the fact
that commercial services and complementary uses are likely to be acceptable as long as
no adverse impact on the overall function of the area result.

1.2.5 Question 5

Why aren’t existing UDP sites, for example J38, Margam, fully allocated?

1.2.5.1 In conjunction with the PBA Study, the Council has undertaken an Employment
Land Review (ELR)(11) in order to ensure sufficient land is available to meet the identified
need and the most suitable land is allocated for employment uses.

1.2.5.2 In broad terms, the ELR considered the quantity, distribution and quality of a
number of sites including all existing UDP allocations and those submitted as Candidate
Sites. The assessment was based on a robust methodology where constraints (e.g. flood
risk, biodiversity), wider environmental factors and deliverability were all considered.
Furthermore, all sites allocated within the Deposit LDP were subjected to Sustainability
Appraisal(12).

1.2.5.3 As a consequence of the PBA Study and ELR, a number of existing UDP sites
have been de-allocated and the extent of those sites taken forward as allocations in the
Deposit LDP have been amended accordingly.

Baglan Bay

1.2.5.4 The employment allocation at Baglan Bay forms part of a larger area which was
allocated in the UDP as a strategic employment site. A large proportion of the site area
allocated within the UDP has already been developed in the form of Baglan Energy Park
and Brunel Way, which are now well established modern industrial / business estates.
There are a number of existing companies and businesses in operation on the site and
this area will be protected for employment uses over the Plan period under Policy EC2/6.

1.2.5.5 Furthermore, the south western boundary of the Baglan Bay employment
allocation (Policy EC1/1) has been set back from the previous UDP allocation boundary
and is identified as Undeveloped Coast (Policy EN1). The revised boundary is identified
in order to:

11 Document Ref: EB15.
12 Document Ref: SD05 & SD06.
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Exclude an area that has previously been designated as a 'Lapwing Mitigation Site',
to provide enhanced habitat for Lapwing required as a consequence of previous
development; and

Take account of the Shoreline Management Plan(13) which designates this stretch of
coastline as an area of 'managed realignment'. The additional area will allow for
potential future sea level rise, beach realignment and possible dune migration.

Junction 38 (M4), Margam

1.2.5.6 The extent of the UDP allocation at Junction 38 equated to approximately 27
hectares. Whilst the site is greenfield and now benefits from improved strategic transport
links, to date a large proportion of the site remains undeveloped.

1.2.5.7 Compared to that which is currently allocated in the UDP however, the site has
been considerably reduced to take account of biodiversity constraint, areas of flood risk,
those areas of land no longer available for development due to existing planning
commitments (e.g Biomass Power Station) and that which is required for recreation use
as mitigation for land acquisition associated with the construction of Harbour Way.

1.2.5.8 Given that the remaining area allocated in the Deposit LDP largely excludes the
areas of flood risk and has limited biodiversity value, the Council is confident that the
revised allocation will provide a more deliverable area for development, particularly as the
site is currently being marketed by the Welsh Government.

1.2.6 Question 6

Which LDP policies would be most relevant to proposals at the Science and
Innovation Campus? Could additional uses be permitted there and, if so, which
should these be? Alternatively, could a variety of development be permitted
by including the site within the settlement limit?

1.2.6.1 As the Deposit Plan currently stands, Strategic Policy SP5 (Development in the
Coastal Corridor Strategy Area) sets out the area specific measures to deliver sustainable
growth and development within the Coastal Corridor, and includes a reference to the
Swansea University Science & Innovation Campus (SP5/6) accordingly.

1.2.6.2 Whilst the University Campus is identified on the Proposals Map, located outside
of defined settlement boundaries, the Plan does not currently include an associated site
specific detailed policy.

1.2.6.3 The existing planning consent allows for academic facilities, university residential
uses, industrial / research and development (R&D) space (Use Class B1), including capacity
to accommodate up to 4,000 full time student residents, with academic facilities for a total

13 Document Ref: SWW03.
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of up to 5,100 students. The remainder of the site allows for further expansion of this
integrated research / education campus facility, which also has the potential to extend
beyond the administrative boundary to the west.

1.2.6.4 Policy SP3 (Sustainable Communities) and Policy SC1 (Settlement Limits)
provide the framework for delivering sustainable, healthy and cohesive communities and
the conservation of the countryside. Settlement limits are therefore considered by the
Council to be an important tool for managing the shape and extent of the urban area. They
define the areas within which development which accords with the role and function of the
settlement will be permitted in principle; they allow for development which would contribute
towards the creation and maintenance of sustainable communities in accordance with the
LDP strategy; they prevent the coalescence of settlements, ribbon development and
fragmented development and also prevent inappropriate development in the countryside.

1.2.6.5 In this respect, coupled with the unique nature of the site and the need to restrict
uses (such as residential), that would not complement the use and may impact on the
overall function of the University Campus, the Council considers that it would not be
appropriate to include the site within extended settlement limits.

1.2.6.6 Notwithstanding this point however, on reflection the Council does consider that
in order to provide improved clarity over the Plan period in respect of appropriate uses at
the site, it would be appropriate to include an associated site specific detailed policy within
the Plan. If deemed necessary by the Inspectors, this could be addressed via a Matters
Arising Change.

1.2.7 Question 7

Will the policy framework adequately protect the Tata steel site and allow for
its future development? Does it provide sufficient clarity on the planning position
for the works? Will it enable development proposals to be determined quickly
and consistently?

1.2.7.1 The Tata Steelworks site is a significant and unique industrial operation within
the City Region, constituting a significant area of land within the Coastal Corridor. The
Tata operation dominates as the major employer in the County Borough with the site
directly employing in the region of 3,000 workers.

1.2.7.2 As the Deposit Plan currently stands, the Tata Steelworks site is located outside
of defined settlement boundaries and is not allocated or safeguarded for any specific
purpose. The Council is aware of representations seeking the inclusion of the site within
settlement limits.

1.2.7.3 Policy SP3 (Sustainable Communities) and Policy SC1 (Settlement Limits)
provide the framework for delivering sustainable, healthy and cohesive communities and
the conservation of the countryside. Settlement limits are therefore considered by the
Council to be an important tool for managing the shape and extent of the urban area. They
define the areas within which development which accords with the role and function of the
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settlement will be permitted in principle; they allow for development which would contribute
towards the creation and maintenance of sustainable communities in accordance with the
LDP strategy; they prevent the coalescence of settlements, ribbon development and
fragmented development and also prevent inappropriate development in the countryside.

1.2.7.4 In this respect, coupled with the unique heavy industrial nature of the site, the
Council maintains the position that it would not be appropriate to include the site within
extended settlement limits. Notwithstanding this point however, on reflection the Council
does accept that the policy framework does not adequately protect the Tata Steel site.

1.2.7.5 In order therefore to provide improved clarity over the Plan period and to enable
future development proposals to be determined on a consistent basis, the Council considers
that it would be appropriate to safeguard the Tata operation with appropriate references
included within Policy EC2 (Existing Employment Areas), the explanatory text associated
with Policy EC3 (Employment Area Uses) and the Proposals Map.

1.2.7.6 If deemed necessary by the Inspectors, such amendments could be addressed
via Matters Arising Changes.

1.2.8 Question 8

Are the policies clear onwhether ancillary facilities and serviceswill be permitted
on employment sites?

1.2.8.1 The Council is satisfied that the policy framework is sufficiently clear on whether
ancillary facilities and services will be permitted on employment sites.

1.2.8.2 In respect of Baglan Bay, the explanatory text to Policy SP11 (Employment
Growth) and Policy EC1 (Employment Allocations) highlights that it is anticipated a
proportion of the site will be developed for ancillary uses to support the wider function of
the employment area and to satisfy the needs of the energy sector. In regard to the other
existing employment areas, the Deposit Plan safeguards employment uses wherever
appropriate, including broader categories of uses than those within Class B such as
ancillary cafés, day nurseries and commercial services which provide employment
opportunities and necessary amenities.

1.2.8.3 More specifically, Policy EC3 (Employment Area Uses) recognises the role that
ancillary services can play in supporting the overall function, vibrancy and operation of
employment areas, allowing those which support or complement the wider role and function
of the primary employment use.

1.2.8.4 The Plan is considered to be clear in respect of the fact that commercial services
and complementary uses (other than uses best located in a retail centre) are likely to be
acceptable as long as no adverse impact on the overall function of the estate and
neighbouring commercial and residential properties result. The explanatory text also
expands further on the types of ancillary facilities and services that may be acceptable.
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1.3 Retail

1.3.1 Question 9

Should the Baglan Moors District Centre be identified within the hierarchy of
retail centres? What are the implications of not identifying this area? How will
proposals for development there be judged?

Should Baglan Moors be identified within the hierarchy of retail centres?

1.3.1.1 The Council contends that Baglan Moors should not be identified as a District
Centre within the retail hierarchy.

1.3.1.2 The retail park at Baglan Moors does not meet the definition of a District Centre
as set out in TAN4 (Retailing and Town Centres) since although there is a grouping of
food supermarkets and other shops and restaurants, there is a lack of non-retail services
and other facilities usually found in District Centres. Further details are contained in the
LDP Retail Hierarchy(14). The area clearly has the character of a retail park and the Retail
Hierarchy consequently indicates that Baglan Moors should be considered as an out of
centre retail park.

What are the implications of identifying this area?

1.3.1.3 The Council considers that in accordance with national policy, proposals for
retail development should be subject to needs test and sequential test.

1.3.1.4 Identifying Baglan Moors as a District Centre would imply that any new retail
development within its boundaries (including those best located in a town centre such as
potentially major comparison goods stores), could potentially be acceptable in principle
without meeting requirements to assess the need for the development or impacts on other
retail centres including Port Talbot Town Centre, and proposals would have a higher priority
in terms of the sequential test. This would have the potential to adversely affect existing
retail centres, to the detriment of the sustainability of settlements in the area.

How will proposals for development there be judged?

1.3.1.5 Proposals for retail development will be dealt with in accordance with Policy R3
(Out of Centre Retail Proposals) and the sequential approach as set out in national policy.
In this respect, proposals for retail development at Baglan Moors will be dealt with in the
same way as proposals elsewhere within settlement limits.

1.3.1.6 Notwithstanding this point, it is considered that the co-location of retail premises
in the vicinity of a retail park has the potential to be a positive material consideration for
proposals that otherwise meet all the requirements of the retail policy.

14 Document Ref: EB17.
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1.4 Tourism

1.4.1 Question 10

How has flood risk at the Rheola allocation been addressed; is this a satisfactory
measure? How will other interests at the site, such as habitats, be protected?

How has flood risk at the Rheola allocation been addressed?

1.4.1.1 The LDP Strategic Flood Consequences Assessment(15) covers flood risk in
relation to the Rheola allocation in detail in Stage 2. This indicates that although a significant
part of the site falls within Development Advice Map (DAM) Zone C2, there is sufficient
land within Zone A to accommodate the development envisaged in the allocation, and that
safe emergency access and egress will be available in the event of a flood.

1.4.1.2 A current planning application has been submitted(16) accompanied by a detailed
Flood Consequences Assessment. This outlines a range of mitigation measures to address
the flooding issues which have been accepted by Natural Resources Wales (NRW) and
the application has been approved in principle (subject to the signing of a Section 106
Agreement). This is an outline proposal for up to 100 holiday units, up to 350 sq m of retail
provision, up to 1,000 sq m of leisure development and up to 100 residential units as an
enabling development to secure the restoration of Rheola House and the associated
historic gardens / parkland.

How will other interests at the site, such as habitats, be protected?

1.4.1.3 In relation to other constraints on the site, such as biodiversity issues and the
historic buildings and parkland, a detailed Environmental Statement has also been
submitted to accompany the application which assesses these issues and shows how the
development can be accommodated in an acceptable manner. This has now also been
agreed by NRW and the Council as part of the application.

1.4.1.4 It is considered that the current application and associated documents
demonstrate that a development of the type envisaged by the allocation can be
accommodated on the site. Any future subsequent applications will be dealt with through
the application of the relevant LDP environmental policies in order to ensure that all
important interests on the site are protected.

15 Strategic Flood Consequences Assessment Stages 1&2 (September 2014) - Document Ref: EB01.
16 Application Ref: P2011/1147 - Outline Application for mixed use development.
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