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FC1 – Amendment to Policy SP17 and Supporting Text – Affordable 
Housing Target and FC2 – Amendment to Policy CW14 and Supporting 
Text – Affordable Housing Planning Obligation 
 
Representation Type – Focused Changes 
 
FC1 – SP17 Affordable Housing Target 
 
 1492.F1 
 
 2282.F1 
 
 
 3317.F1 

Home Builders Federation
 
Welsh Assembly 
Government 
 
Sullivan Land and 
Planning 

 Object
 
 Object
 
 
 Object

Objection to the evidence base 
informing FC1. 
Objection to the affordable 
housing provision identified in 
FC1. 
Objection to evidence base 
informing FC1. 

 
FC2 – CW14 Affordable Housing Planning Obligation 
 
1492.F2 
 
2282.F2 
 
 
3317.F2 

Home Builders Federation
 
Welsh Assembly 
Government 
 
Sullivan Land and 
Planning 

 Object
 
 Object
 
 
 Object

Objection to the evidence base 
informing FC2. 
Objection to the affordable 
housing provision identified in 
FC2. 
Objection to evidence base 
informing FC2. 

 
SUMMARY OF REPRESENTATIONS 
Representations have been made in respect of FC1 (Affordable Housing 
Target) and FC2 (Affordable Housing Planning Obligation). Given the inter-
relationship between the two policies it is considered appropriate to address 
both Focused Changes together. 
 
An objection has been made that the SP17 Affordable Housing Target is 
below the level of need identified in the LHMA and therefore more land should 
be allocated to maximise affordable housing to be delivered through the 
planning system. Furthermore, comments have been made in respect to the 
wording of Policy SP17. 
 
Representors also raise concerns in respect of the evidence base as set out 
in the Affordable Housing Viability Assessment (AHVA), which has informed 
Focused Changes FC1 and FC2. It is also requested that the spatial 
representation of CW14 sub-market areas be included within the Plan. 
 
Maximisation of Affordable Housing 
1. Affordable housing provision continues to be a priority Ministerial 

concern and the Assembly Government is keen to maximise the level 
of provision. It is noted that data from the 2008 Local Housing Market 
Assessment (LHMA) indicates that need for affordable housing has 
increased to 706 dwellings per annum (10,590 over the plan period). 
The Council is seeking to deliver 3,800 affordable homes (through all 
delivery mechanisms). This represents 36% of the need identified in 
the 2008 LHMA. The increased need combined with the outcome of the 
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viability assessment (i.e. reduced delivery of affordable housing) would 
suggest that more land needs to be allocated for housing to enable 
more affordable housing to be delivered through the planning system. 
However, no further housing land allocations are proposed. According 
to the Council Report on Consultations Volume 1, the authority’s view 
is that “further land does not need to be allocated as a significant 
proportion of affordable housing is being delivered ... throughout the 
plan period.” A review of the use of areas subject to local non-statutory 
landscape designations, for example, has therefore not been carried 
out. 

  
The above factors therefore suggest that the ability (and flexibility) of 
the strategy to deliver appropriate amounts of affordable housing over 
the plan period remains to be fully addressed. 

 
Policy Wording 
2. Policy SP17 should provide an authority-wide target for the affordable 

housing to be delivered through the planning system (TAN 2, 
paragraph 9.1) rather than a target for affordable housing that can be 
delivered through a variety of means, including through the planning 
system. The information on overall delivery of affordable housing could 
usefully be included in the supporting text.  

 
3. The Focused Changes do not quantify the actual levels of identified 

need for affordable housing (paragraph 9.2.23 of Planning Policy 
Wales). Although the Council Report on Consultations Volume 1 
recognises that this should be referred to in the LDP, no change has 
been made. 

 
4. It is not clear whether the implications of the proposed housing 

deletions for affordable housing have been accounted for in FC1/2. 
 
Evidence Base 
There are concerns that the AHVA that informs Focused Change FC1 has not 
been undertaken in an appropriate manner for the following reasons. 
 
5. A developer workshop as required in the Three Dragons Affordable 

Housing Viability Guidance should have been undertaken to determine 
through discussions with the development industry to determine 
whether the use of 25% above existing land value as set out in 
Paragraph 3.3.3 of the AHVS was an appropriate method to analyse 
and determine viability. This was considered in Torfaen’s developer 
workshop and it was found that figures of 25% to 35% of Gross 
Development Value for a brownfield site and 15% to 25% of Gross 
Development Value for a brownfield site was a more appropriate level 
than the 25% above existing use value recommended in the Three 
Dragons Guide as this figure should only form a starting point for 
discussions. 

 
6. The testing is not flexible enough as it compares the residual value with 

that of an industrial use plus 25% uplift rather than a 25% uplift of the 
highest existing use.  
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7. The land values identified in Paragraph 3.3.2 have not been tested 

through a developer workshop. 
 
8. The testing assumptions have not been subject to discussion at a 

developer workshop. For example the additional costs associated with 
achieving Code for Sustainable Homes Level 3 plus 6 Credits under 
ENE1 have not taken into account. Work undertaken by the UK Zero 
Carbon has identified that this additional cost would be in excess of 
£5,000 per dwelling for the energy requirements alone based on actual 
costs to achieving higher sustainability standards on a mass produced 
basis, rather than on selected developments.  

 
9. The statement in Paragraph 4.16 that the cost of meeting Code Level 4 

is £4,000 per dwelling is incorrect and is not based on any justification.  
The UK Zero Carbon Hub states that it would cost £7,500 more per plot 
to achieve only the energy requirements of Code Level 4. 

 
10. The Section 106 Obligation assumptions have been underestimated in 

respect of Highways where the figure is £7,500 per dwelling and not 
£5,000 or £2,000 per dwelling as quoted. 

 
11. It is not clear where the housing mix and density has been derived, nor 

whether densities are achievable taking into account the increase in 
plot sizes required by affordable housing products. Furthermore, 
consideration has not been given to the appropriateness of plot sizes, 
as a developer workshop has not been held. 

 
12. The assumption that for every 10% change in house prices, build costs 

would change by 7% may not be robust based on experience in 
Torfaen, which identified that any increase in value may be offset by 
other costs. 

 
13. The percentages of 25% recommended for Blackwood has been found 

not to be viable and the recommendations for Rest of Caerphilly and 
Newbridge may be problematic with respect to achieving other 
planning obligations.  

 
14. The viability assessment reflects current market conditions and the 

policy (including the affordable housing target) should be flexible to 
allow for future changes in the market. Although this is recognised in 
Supplementary Paper 4 and in the revised supporting text for Policy 
CW14 in relation to site-specific requirements, it is not reflected in 
policy SP17. 

 
In light of these issues it is considered that the AHVS is unsound as a 
developer workshop has not been undertaken and therefore should not 
be used to inform affordable housing policies. 

 
Mapping of CW14 Sub-Market Areas 
15. Policy CW14 contains affordable housing site-specific targets related to 

3 specified areas excluding the Heads of the Valleys Regeneration 
Area. These areas relate to sub-market areas rather than the LDP 
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strategy areas; consequently it is not clear as to how plan users will be 
able to identify all of these specific areas. Mapping is required; the 
greatest clarification would be by changes to the proposals map 
otherwise the Strategy Area Maps in the Deposit Plan could be 
amended to indicate the areas. 

 
ANALYSIS 
 
Overview 
Representations were made at Deposit stage in respect of the Affordable 
Housing Target raising concerns that it was not based upon a robust 
assessment of economic viability. Concerns were also raised that the 
affordable housing target fell below the level of need as identified in the Local 
Housing Market Assessment (LHMA) and therefore opportunities to maximise 
affordable housing in areas of the greatest need should be considered. 
 
These representations were addressed in the Council Consideration of 
Representations report where members resolved to accept the officer 
recommendation: 
 

• That the Council recommend to the Planning Inspector that Policy 
SP17 be amended to provide an affordable housing target based on all 
measures being utilised by the Council to deliver affordable housing as 
follows: 

 
“The Council will seek to deliver 3,650 affordable dwellings between 
2006 and 2021 in order to contribute to mixed communities. 

 

• That the Council recommend to the Planning Inspector that Paragraph 
1.85 be amended to quantify the level of affordable housing need as 
follows: 

 
“1.85 The Council aims to ensure that everyone in the County Borough 
has access to a good quality home that meets their housing 
requirements and the provision of a choice of housing that is affordable 
to the local population is vital in achieving this. A shortfall of affordable 
housing is a significant issue facing residents in the County Borough. 
Indeed, the Local Housing Market Assessment (2007) indicates that 
there is a Borough-wide shortfall of 516 affordable units per annum”. 

 

• That the Council recommend to the Planning Inspector that Paragraph 
1.86 be amended to include an indication of the number of affordable 
dwellings likely to be delivered through the planning system based on 
the findings of the Affordable Housing Viability Assessment as follows: 

 
“1.86 The target of 3,650 dwellings to be delivered within the plan 
period reflects the number of units that can be delivered across the 
County Borough using a range of delivery mechanisms in response to 
levels of need. The planning system, through the use of planning 
obligations, is one method of securing ‘affordable housing’ and it is 
anticipated that 913 units can realistically be delivered through 
planning obligations during the lifetime of the plan.” 
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Maximisation of Affordable Housing 
The Welsh Assembly Government is concerned that the Focused Change is 
seeking to deliver 3,800 affordable homes, which represents only 36% of the 
need identified in the 2008 LHMA. The increased need combined with the 
outcome of the viability assessment (i.e. reduced delivery of affordable 
housing) would suggest that more land needs to be allocated for housing to 
enable more affordable housing to be delivered through the planning system. 
However, no further housing land allocations are proposed (Issue 1).  
 
This issue has been discussed in detail in Volume 1 of the Council 
Consideration of Representations report. The LHMA 2007, which has 
informed the Deposit LDP, indicates that the annual need is almost as much 
as the annual house building rate of 575 units. In fact, a subsequent update of 
the LHMA has indicated that the need now equates to 706 units per annum, 
which is higher than the annual requirement. It will never therefore be possible 
to address the level of need, as it would mean that all new dwellings would 
need to be affordable. 
 
Whilst the whole need cannot be addressed, the issue of concern appears to 
be whether opportunities to increase the delivery of affordable housing have 
been maximised. Options for increasing affordable housing have been 
previously considered as part of Background Paper 6 on Population and 
Housing. The option included increasing site-specific targets, redistributing 
housing across the strategy areas to allocate more land in more buoyant 
markets and increasing the total housing land allocation. 
 
It must be recognised that whilst ensuring an adequate and appropriate range 
of housing sites are available across the County Borough in the most suitable 
locations to meet the housing requirement of all sections of the population is 
one key objective of the LDP, there are a number of other objectives that must 
also be balanced. Other objectives include accommodating sustainable levels 
of population growth, encouraging the re-use of appropriate Brownfield land 
and protecting and enhancing valuable landscapes and sites of nature 
conservation.   In this context, it would not be appropriate to prioritise 
affordable housing above all other objectives where the pursuit of affordable 
housing is likely to have a negative impact on other elements of the plan.  
 
As explained in detail in Background Paper 6 and evidenced by the viability 
assessment, it is not appropriate to increase the amount of affordable housing 
on a site-specific basis, as this would not be viable. Furthermore, the other 
option of redistributing housing from the Heads of the Valleys Regeneration 
Area, where a lower proportion of affordable housing is sought, to the 
Northern and Southern Connections Corridors is considered inappropriate as 
this would undermine one of the key components of the strategy which seeks 
to encourage development to the HOVRA where there is a need to diversify 
housing stock and regenerate these communities. 
 
The Welsh Assembly Government suggests more land should be allocated 
overall in order to enable more housing to be delivered through the planning 
system. Realistically, in order to maximise affordable housing these 
allocations would need to be made in areas where higher proportions of 
affordable housing are viable – the Caerphilly Basin (excluding Aber Valley), 
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where 40% in viable and the Northern Connections Corridor (excluding 
Newbridge), where 25% is viable. 
 
There are a number of reasons that, when considering this proposal within the 
wider planning context, this approach would not be appropriate or based on a 
robust evidence base. Firstly, it is not considered necessary for further land to 
be allocated as the assumptions that informed the total housing requirement 
figure are considered to be robust. To allocate land purely to bring forward 
affordable housing is considered to be wholly inappropriate, as this would 
necessitate the allocation of sites that are not acceptable in planning terms 
and/or in terms of the LDP strategy. 
 
In Caerphilly Basin and the Northern Connections Corridor further allocations 
within the area would inevitably result in the release of Greenfield sites as the 
existing Brownfield sites that are considered suitable for development and 
which will be capable of delivery within the plan period have already been 
allocated for development.  This approach would be contrary to the 
requirement to utilise Brownfield sites in the first instance as advocated in the 
Housing MIPPS. It would also be contrary to one of the key components of 
the LDP Strategy, which seeks to exploit Brownfield opportunities where 
appropriate. 
 
The Welsh Assembly Government also express concern that a review of the 
use of areas subject to local non-statutory landscape designations has 
therefore not been carried out to determine whether some sites should be 
released for affordable housing. 
 
It is simply incorrect to state that a review of local landscape designations has 
not been undertaken.  As an integral part of the preparation of the LDP all of 
the local landscape designations in the county borough have been reviewed.  
The Council commissioned TCAP consultants to undertake a review of the 
existing Special Landscape Areas in line with the regional designation criteria.  
The SLAs that are designated in the Deposit LDP together with the VILLs 
have been identified and designated as a result of this comprehensive and 
thorough review process.  One of the key objectives of the Deposit LDP is to 
identify, protect and where appropriate, enhance valuable landscape features 
and protect them from unacceptable development. To release sites that are 
important in terms of the wider landscape of the County Borough would 
undermine this objective and would also fail to adhere to one of the key 
components of the strategy which seeks to promote resource efficient 
settlement patterns and reduce the impact of development on the countryside.  
 
Furthermore, in addition to these landscape designations, Sites of Importance 
for Nature Conservation (SINC) are located on substantial areas of land to the 
south, east and west of Caerphilly town as well as throughout the Northern 
Connections Corridor and, in the interests of conserving important features of 
biodiversity, it is not deemed appropriate to promote such sites for affordable 
housing.  
 
On the basis of the above it would not be appropriate to undermine other 
policy objectives of the plan solely to deliver affordable housing as not only 
would such an approach be unsustainable, but it would also undermine the 
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whole ethos of the development plan which seeks to “guide growth and 
change within the context of sustainable development while protecting and 
enhancing local character and sensitive environments” (LDP Wales, Para 
1.2.iii). 
 
Policy Wording 
It is considered that the target identified in SP17 should reflect the affordable 
housing to be delivered through the planning system, rather than what is 
delivered through all mechanisms (Issue 2). 
  
Technical Advice Note 2: Planning and Affordable Housing states 
“Development plans must include an authority–wide target (expressed as 
number of homes) for affordable housing to be provided through the planning 
system…” The TAN does not state that the number of units to be delivered 
through the planning system must be identified in the wording of the policy, 
only that it should be included in the development plan. The number of units 
that can be delivered through the planning system is included in the 
associated Focused Change to amend Paragraph 1.86, which forms part of 
the reasoned justification for Policy SP17.  
 
The Welsh Assembly Government have placed considerable emphasis on the 
fact that the affordable housing target is below the level of need identified in 
the LHMA. The figure for affordable housing to be delivered through all 
mechanisms rather than only included through the planning system is 
considered to be more appropriately included within the wording of the policy 
as it gives a clear indication within a corporate plan as to the Council’s other 
delivery mechanisms, which in reality contribute significantly more than the 
planning system can.  By including a holistic target it better illustrates the 
effectiveness of the local authority in addressing need, as the planning system 
alone will never be able to address the level of affordable housing need.   
 
The point has been made that Focused Changes do not quantify the actual 
levels of identified need for affordable housing even though the Council 
Report on Consultations Volume 1 recognises that this should be referred to 
in the LDP (Issue 3). It should be noted that whilst not identified as a Focused 
Change, this minor change to the wording of the reasoned justification of 
Policy SP17 is identified in the Comprehensive List of Changes, which was 
also available for comment during the six-week public consultation exercise.  

 
Representors expressed concern that it is unclear whether the implications of 
the proposed housing deletions have been accounted for (Issue 4).  BP6 
Supplementary Paper 5 on the Affordable Housing Target sets out the 
calculation used to determine the affordable housing target based on the sub-
market areas as defined in the Affordable Housing Viability Assessment 
(AHVA).  The figures were subsequently revised due to the deletion of sites. 
The updated calculation is included in Annex A of Appendix 1 of the Council 
Consideration of Representations (Focused Changes) report. 
 
Evidence Base 
Developer Workshop 
Overall, many of the concerns about the validity of the findings of the 
Affordable Housing Viability Assessment (AHVA) and its translation into Policy 
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(as identified in Focused Changes FC01 and FC02) derive from the 
perception that Caerphilly did not undertake a developer workshop as part of 
the preparation of the AHVA. The completion of a developer workshop to 
inform the AHVA is considered to be a requirement of the South East Wales 
Strategic Planning Group (SEWSPG) Guidance on Preparing Affordable 
Housing Viability Studies prepared by Three Dragons.  
 
This representation by the Home Builders Federation is disingenuous.  The 
local authority have clearly consulted the development industry at length on 
the testing assumptions used in the AHVA as Caerphilly CB have acted as the 
pilot authority in testing the regional methodology through the completion of a 
local AHVA.   Examples from Caerphilly are included throughout the 
SEWSPG guide including the High Level Testing Framework included in 
Appendix 2.  
 
In taking forward the preparation of the regional guidance, a sub-group was 
set up to lead on the guidance. The membership of this SEWSPG viability 
sub-group was representative of the development industry as it included 
Welsh Assembly Government, the Home Builders Federation, Redrow (one of 
the main developers in Caerphilly), Nathaniel Litchfield (agent) as well as 
three Registered Social Landlords, two of which operate in Caerphilly CB 
(United Welsh Housing Association and Fairlake) as well as two local 
authorities (Caerphilly and Rhondda Cynon Taff).  As an integral part of the 
development of the Guidance the development industry (including the HBF) 
helped to inform the assumptions in the Guide and also the assumptions that 
underpin the pilot study, which was the Caerphilly AHVA.  
 
The high-level testing framework for Caerphilly was circulated to all sub-group 
members for comment as part of the consultation on the Three Dragons 
Guide.  This set out the proposed density and mix to be tested as well as the 
affordable housing target, split between affordable housing types, Section 106 
obligations costs, build costs and other development costs, target rents and 
capitalised net rent factors. In response to this consultation changes were 
made to the testing framework. It is therefore considered that appropriate 
representatives of the development industry had the opportunity to comment 
on the inputs to the study. 
 
Furthermore, in terms of the assumptions used, the Caerphilly study has 
sought to use the default settings in the Development Appraisal Toolkit (DAT) 
as standard unless more robust information was available as these defaults 
have been derived from consultation with local authorities and the 
development industry in South Wales when the DAT was originally 
commissioned and is therefore the default assumptions are deemed 
appropriate for the purposes of testing at this strategic level.  
 
It must be remembered that the purpose of the viability assessment is to 
inform policy making by testing the viability of notional sites.  Paragraph 1.12 
notes that “the completion of a detailed AHVS will not obviate the need for site 
specific negotiations.” This message is also expressed throughout the 
Caerphilly AHVA. At planning application stage the site-specific assumptions 
such as density, mix of units, planning obligation requirements and 
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development costs will be known. This information will then be used to inform 
viability on a site-specific basis.  
 
There were also procedural reasons as to why it was not possible to hold a 
full developer workshop in the format recommended, as the completion of this 
step would have caused significant delays in the preparation of the study, 
potentially adding a month to six weeks on the preparation time.   Due to the 
committee process, it would have resulted in significant delays in the LDP 
being reported to Council and subsequently on submission to the Planning 
Inspectorate. These delays may have resulted in slippage beyond the agreed 
Delivery Agreement timetable, resulting in the Plan becoming procedurally 
unsound in respect of Test of Soundness P1.  
 
Determining Viability 
One issue of concern (Issue 5) relates to the view expressed in a developer 
workshop in another authority that a comparison of residual value as a 
percentage of Gross Development Value was more appropriate than a 
consideration of whether the residual use value was greater than existing use 
value plus 25% uplift.  It is argued that a developer workshop in Caerphilly 
may have also identified this.  The arguments as to why a developer 
workshop of the nature described in the Guide was not considered necessary 
has already been discussed, but an important point to note is that the 
SEWSPG Guide endorses the approach of comparing the residual value 
against existing use plus an uplift of 25% and this approach was agreed with 
the HBF.  It is therefore considered that deviating away from the agreed 
guidance to use a different methodology for determining viability would not be 
appropriate. Notably, the comparison against existing use value is the 
approach used by Three Dragons in a number of viability studies and has 
been found to be sound elsewhere. 
 
A further issue regarding the robustness of the study is that the testing is not 
flexible enough as it compares the residual value with that of an industrial use 
plus 25% uplift rather than a 25% uplift of the highest existing use (Issue 6).  
 
As set out in Figure 25 of the Caerphilly AHVS, it will be noted that industrial 
sites (including colliery redevelopments) comprise the greatest number of 
units granted consent over the past three years. Given the prominence of 
industrial use in the supply of sites with planning consent, and the fact that a 
significant number of allocations in the LDP are on former industrial land, 
there is significant justification for using this use value as a marker against 
which to assess the residual value. 
 
It is noted that the DVS has identified that across all market areas the land 
values for commercial and residential uses are higher than values for 
industrial use. However, if consideration is given to the number of units 
granted consent on sites previously used for commercial use (part of the 
‘other Brownfield’ category) or residential use (replacement dwellings or 
demolishing a dwelling and building 2 or more) it will be noted that these 
comprise only a small number of overall units with consent and therefore it 
was considered that basing conclusions upon these higher value land uses 
would not be reflective of the situation in Caerphilly. 
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Land Values 
With regards to the point that the land values should have been tested by a 
developer workshop (Issue 7), it is considered that the approach used in 
Caerphilly, as set out in Section 3.3, is robust. Caerphilly appointed the 
District Valuer Service (DVS) to obtain bespoke land values for each market 
area based on the market value of a one hectare site for the current date 1st 
July 2009 as well as for the peak of the market (1st December 2007). The 
DVS information is considered to be the most appropriate data source to 
determine land values as they have a comprehensive and holistic 
understanding of the market and have a far greater evidence base upon 
which to draw across the whole County Borough than individual developers 
would have. It is therefore considered that the approach employed for 
obtaining land values is sufficiently sound. 
 
Code for Sustainable Homes 
A further point that has been raised (Issue 8) is that the additional costs 
associated with achieving Code for Sustainable Homes Level 3 plus the 6 
additional credits required under ENE1 have not been taken into account. It is 
cited by the representor that the cost of achieving only the energy 
requirements of Code for Sustainable Homes Level 3 is £5,000 per dwelling 
based on actual costs on achieving these standards on a mass produced 
basis. 
 
The build costs used in the Caerphilly study reflect data from the Building 
Cost Information Service, which is reflective of achieving Code Level 3. As the 
requirement to meet Code Level 3 plus 6 additional credits for energy has 
only recently been a requirement in Wales and is not mandatory elsewhere in 
the UK, it is accepted that it is likely to be the case that these additional costs 
for meeting the 6 additional energy credits have not been factored into the 
BCIS data.  Whilst the Representor gives costs for Code Level 3 energy 
requirements (which are incidentally significant higher than those cited in 
other published documents such as the DCLG document ‘Cost Analysis of the 
Code for Sustainable Homes), no costs for meeting the 6 extra energy credits 
have been provided.  
 
Given the lack of information on the scale of these additional costs, it was not 
possible to test this scenario. However, as recommended by Three Dragons 
in the regional guide, the AHVA included testing for Code for Sustainable 
Homes Level 4, as data is available on the costs associated with achieving it.  
This has ensured that the study is robust in considering the costs of achieving 
the aspirations identified as likely to come forward in the plan period. 
 
The figure stating that the cost of achieving Code Level 4 is £4,000 per 
dwelling is considered to be incorrect and the UK Zero Carbon Hub 
anticipates that it would cost £7,500 more per plot to achieve only the energy 
requirements of Code Level 4 (Issue 9).  
 
In considering the representation, it should be noted that there is a 
typographical error in paragraph 4.16.1 of the Caerphilly AHVA. The figure in 
the last sentence of the paragraph should be £5,000 per dwelling as opposed 
to £4,000 per dwelling. The figure of £5,000 per dwelling is the additional 
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amount required to meet Code for Sustainable Homes Level 4 above the cost 
of achieving Code Level 3. Three Dragons have provided information based 
on the DCLG publication ‘Cost Analysis of the Code for Sustainable Homes’ 
(2008), which provides the costs to achieve each Code Level by dwelling type 
and level of constraint.  
 
This report indicates that the additional cost for a site with medium constraints 
to achieve Code Level 4 from Level 3 ranges between £3,000 and £7,000 
depending on the type of dwelling. Given the mix of sites being tested at an 
average density, £5,000 per dwelling represents an appropriate testing 
average for the purposes of this strategic testing. As has already been stated, 
the default testing is reflective of Code Level 3 and the sensitivity test 
therefore reflects the additional cost of meeting Level 4. 
 
It would appear that the figures being quoted by the UK Zero Carbon Hub 
might represent the cost of achieving Code Level 4 from a base where no 
level of Code is currently being achieved rather than Level 3. These figures 
are not therefore directly comparable.  
 
It has become apparent that the graph in Figure 20 identifies the implications 
of an additional £6,000 per dwelling cost as opposed to the £5,000 that should 
have been shown. However, the results of a Code Level 4 figure of £5,000 
would identify similar results to that shown in Figure 20 – at 30% affordable 
housing only the Caerphilly market area would generate a viable result.  
 
Testing Assumptions 
It is considered by the Representor that the Section 106 obligation 
assumptions have been underestimated in respect of Highways where the 
figure is £7,500 per dwelling and not £5,000 or £2,000 per dwelling as quoted 
(Issue 10).  
 
A Caerphilly Basin Highways Obligation is currently in place as 
Supplementary Planning Guidance to the UDP, which requires a contribution 
in the region of £5,000 per dwelling. This level of highways obligations has 
been tested, alongside average requirements for leisure and education as this 
realistically represents what has been achieved in the past. 
 
The Representor correctly notes that the Planning Obligations as set out in 
Draft Supplementary Planning Guidance, which was prepared to support the 
Deposit LDP, were at a higher level than those tested - £8,500 per dwelling 
for highways in the Caerphilly Basin instead of £5,000 and £6,000 per 
dwelling for education rather than £2,000.  Given that this higher level of 
obligations is aspirational, these have been tested as part of the sensitivity 
testing, as described in Section 4.14 of the AHVA. It was concluded from this 
sensitivity testing that if planning obligations were to increase in line with the 
aspirations set out in the draft SPG, this would have an impact on the amount 
of affordable housing that could be delivered. These findings will therefore 
need to be reviewed when taking forward the SPG and it may well be the 
case that lower levels will need to be sought. However, for the purposes of the 
high level testing, what has been achieved on average in the past represents 
a credible and robust figure.   
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An issue has been identified in respect of the evidence for the mix and 
densities of sites and whether this takes into account different plot sizes 
(Issue 11). As previously explained, the default settings in the DAT were used 
where appropriate. A review of the dwelling types associated with the 
densities tested was undertaken and it was considered that the default mixes 
were broadly representative of the types of developments that had been 
coming forward in the County Borough. The medium density of 35dph 
represents the average number of units achieved in the County Borough 
based on past completions as recorded in JHLAS. Based on this robust 
evidence this density is considered to be acceptable for the purposes of 
testing. A realistic higher and lower range was also tested (50 dph and 20 
dph). 
 
The defaults were also used for plot sizes as they were considered to be 
appropriate. The point has been made by the Representor that affordable 
housing plot sizes are likely to be larger and it is questioned whether this has 
been taken into account. However, in Caerphilly evidence of recent 
developments suggests that this will not adversely affect density. If 
consideration is given to the 100% affordable housing sites in the LDP, both 
of which have consent, it will be noted that the density of these particular 
developments is in excess of 45dph on both sites, which is actually higher 
than the 35dph that was tested in the Caerphilly AHVA, indicating that 
affordable housing does not necessary reduce density.  
 
There is an objection to the statement that for every 10% change in house 
prices, build costs would change by 7% as experience in Torfaen indicated 
that any increase in value may be off-set by other costs (Issue 12). This 
relationship was included in the SEWSPG Guide, based on information in the 
Barker Review (2003) and is therefore considered to be robust. The HBF had 
previously agreed to the inclusion of these figures in the SEWSPG Guide, 
therefore the use of the figures is considered to be appropriate. 
 
Concern has been raised that the target identified for Blackwood has been 
found not to be viable and there are concerns over the viability of Rest of 
Caerphilly and Newbridge when coupled with other planning obligations 
(Issue 13).  
 
The reason why 25% has been identified in Blackwood is explained in 
paragraph 4.17.6 of the AVHA. The viability assessment identified that the 
residual value with 25% affordable housing would generate a positive result, 
but one that was £4,000 below industrial use value plus uplift of 25%, which is 
a notional value. In the overall costs of housing development £4,000 is so 
marginal when all development costs are taken into account it is unlikely to 
stop developers bringing sites forward. Given the desirability of having a 
common target for both Blackwood and the adjoining market area of Ystrad 
Mynach/Pontllanfraith, it is considered that 25% would be appropriate. 
 
The report concludes that sites in the Rest of Caerphilly and Newbridge will 
only be viable on the strategic level where planning obligations are at a lower 
rate.  For the purposes of the work, these conclusions are valid and will be 
considered on a site-by-site basis at planning application stage.  
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Concerns have been raised that the affordable housing target reflects current 
market conditions rather than being flexible to allow for future changes (Issue 
14). 
 
In response to this it is accepted that the area-specific requirements as set out 
in Policy CW14 reflects the findings of the AHVA based on current market 
conditions, although there is flexibility insofar as the site-specific requirements 
for delivering affordable housing will be negotiated at planning application 
stage. 
 
TAN 2 states that that “the target should take account of the anticipated levels 
of finance available for affordable housing, including public subsidy, and the 
level of developer contribution that can realistically be sought.”  This is the 
approach that has been taken in setting the affordable housing target and is 
considered to be robust.  
 
It must be remember that the figure is a target – it is not a mandatory 
requirement or a maximum or minimum level, although it does represent what 
can realistically be achieved. The use of  ‘target’ therefore implies a degree of 
flexibility.  
 
As the delivery of affordable housing is linked to house-building rates, it 
should be noted that the target identified in SP17 could well be exceeded if 
more than 8,625 dwellings are developed or if market conditions improve 
significantly. Furthermore, the calculation of the target assumes that sites that 
already have the benefit of planning consent will deliver the level of affordable 
housing already secured via Section 106. If consents subsequently expire, the 
new affordable requirements will be sought, which, in most areas, are now at 
a higher level than has previously been negotiated. Conversely, if house 
building falls below levels required to meet the 8,625 total housing 
requirements the ability to achieve the affordable housing target will be 
reduced.   
 
Because of the inevitable uncertainties involved in this calculation, it will be 
particularly important to report on progress in the provision of affordable 
housing in the Annual Monitoring Report and at the first review of the LDP, 
which will provide an opportunity for reconsideration of the target in light of 
prevailing circumstances.  
 
Mapping of CW14 Sub-Market Areas 
The spatial extent of the sub-market areas is defined for the purposes of the 
testing within Appendix 2 of Supplementary Paper 4: Affordable Housing 
Viability Assessment. However, it is accepted that these sub-market areas are 
most appropriately shown graphically with the LDP itself. As the sub-market 
areas are more strategic in nature rather than based on exact boundaries, it is 
considered inappropriate to include on the proposals map as these are 
produced at a high resolution. A more appropriate option would be to include 
an insert map under Policy CW14 and therefore it is the intention to provide 
the Planning Inspector with this map accordingly. 
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OFFICER VIEW 
By undertaking a robust viability assessment it has ensured that the policy 
represents what can realistically be delivered both through the planning 
system and overall through all mechanisms. Whilst affordable housing is of 
importance in respect to the plan’s objectives, it must be balanced against the 
other objectives of the plan including the need to protect valuable landscapes 
from inappropriate development.  As such it is considered that in the context 
of achieving all balancing all plan objectives, the Focused Changes in respect 
of SP17 and CW14 remain appropriate and should be maintained. 
 
In respect of the evidence base that has informed the policy, it is considered 
that the Affordable Housing Viability Assessment has been undertaken in a 
robust and consistent manner following regional guidance that has been 
agreed with WAG and the HBF. Whilst it is accepted that a developer 
workshop in the format identified in the SEWSPG Guidance has not been 
undertaken, appropriate consultation has been undertaken with the 
development industry through Caerphilly’s role as pilot authority for the 
regional guidance. It is therefore considered that the Focused Change was 
informed by appropriate evidence and should therefore be maintained. 
 
In light of the representation, it is considered appropriate to make a further 
recommendation to the Planning Inspector that an inset map be included 
under Policy CW14 to identify the spatial extent of the Policy. 
 
OFFICER RECOMMENDATION 
1. That the Council consider whether to maintain or withdraw 

Focused Change FC1. 
2. That the Council consider whether to maintain or withdraw 

Focused Change FC2. 
3. That an additional recommendation be made to the Planning 

Inspector that a map be inserted under Policy CW14 of the Written 
Statement as attached. 
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FC03 - Inclusion of a new policy on water protection 
 
Representation Type – Focused Changes 
 
846.F1 Environment Agency  Object A provision should be 

included to encourage 
improvements / 
enhancements where 
possible. 

1844.F1 Miller Argent (South 
Wales) Limited 

 Object The wording of Criterion A is 
undeliverable as it is 
impossible for any 
development to take place 
without some adverse impacts 
upon the water environment.  
The additional text does not 
appear to form part of the 
policy statement.  Negative 
effects in respect of some of 
the SEA / SA tests would be 
realised. 

2282.F3 Welsh Assembly 
Government 

 Object The policy largely repeats 
national policy on protecting 
water resources and quality. 

 
SUMMARY OF REPRESENTATIONS 

• The Environment Agency supports the inclusion of this policy, and the 
clear and concise nature of this policy is welcomed as representations 
were made at Deposit stage regarding the omission of a policy relating 
to water quality.  It is noted that the Strategic Environmental 
Assessment / Sustainability Appraisal (SA / SEA) document assessing 
the Focused Changes recognises that the overall effect of introducing 
this policy is positive. 

 
It was recommended at Deposit stage that existing Deposit Plan 
policies were strengthened to encourage positive management of 
surface water run-off at source, in order to protect and enhance water 
quality.  It is noted that two of these existing policies (SP8 and CW1) 
are now to be deleted, as listed in the comprehensive list of changes. 
 
SP6 has not been changed following previous advice, although there is 
scope to do so, particularly as the policy does encourage resource 
efficiency including the use of SuDS, and encourages improvements 
on other environmental issues such as air quality. 
 
However, it would appear to be more suitable to encourage 
enhancement of water quality via the water protection policy.  The 
policy is very clear that development proposals will only be permitted 
where they do not have an adverse impact on the water environment, 
and where they would not pose an unacceptable risk to the quality of 
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controlled waters.  But there is no provision in this policy to encourage 
improvements / enhancements where possible. 
The Environment Agency would encourage the Inspector to consider 
including a provision to encourage improvements / enhancements 
where possible.  As noted in the representations on the Deposit Plan, 
baseline indicators (SEA / SA - Part 1 - Document 1 – The Revised 
Scoping Report, October 2008 – section 6) identify particular water 
quality issues within the County Borough.  In response to the relevant 
sustainability objective to ‘protect aquifers and improve the quality and 
quantity of the water in our rivers’, the aim is to continually improve 
both the length and rating of the chemical quality of rivers compared to 
the baseline level with a target of 100% of rivers reaching Grade C 
(fairly good) or better, in respect of chemical quality, by the end of the 
plan Period (see table at page 42).  This is more likely to be achieved 
where developments are encouraged to improve / enhance water 
quality where possible. 
 

• Miller Argent (South Wales) Limited considers that the wording of 
Criterion A is undeliverable as it is impossible for any development to 
take place without some adverse impacts upon the water environment.  
Adequate provisions are obviously required to avoid or minimise such 
impacts, but it is unreasonable and unsustainable to have a planning 
policy that requires no adverse impact at all.  The policy should refer to 
unacceptable adverse impacts and provision needs to be included 
within the policy for suitable preventative measures to be submitted 
and approved with the planning authority to minimise such impacts. 

 
The additional text does not appear to form part of the policy 
statement.  It does not add to the criteria or the effectiveness of the 
policy, but appears to be background information that seeks to justify 
the policy.  The text would sit more comfortably in the supporting 
written statement that follows the policy. 
 
Because of the total prohibition of adverse impact on the water 
environment inherent in the proposed policy, negative effects in respect 
of the following SEA / SA tests would be realised: 6, 7, 8, 9, 14, 17, 18, 
19, 20, 21, 22, 23, 24, 30, 40, 43, 45, 69, 70, 71, 72, 78, 79, 80. 
 
Questions are also raised whether the policy could, in any way, realise 
a positive effect in respect of Test 50 and also in respect of the final 
statement that recommends no change. 

 

• The Welsh Assembly Government considers that the policy largely 
repeats national policy on protecting water resources and quality.  It is 
not clear from the Focussed Changes document itself whether there 
are particular circumstances which need reflecting in the plan, or 
whether particular evidence has been put forward which would warrant 
a particular approach in the plan towards protection of the water 
environment.  As drafted the policy is general and adds little value over 
and above national planning policy. 
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ANALYSIS 
 
Deposit Local Development Plan 
A Representation was made at Deposit Stage raising the following concern: 
 

The Environment Agency objected to the omission of a policy in the Plan 
on water quality.  The Representor considers the recommended change 
will meet the tests of soundness C1 and C2 by ensuring that the Plan is 
in line with Planning Policy Wales and the Water Framework Directive.  It 
would also ensure that the strategic policies are realistic and appropriate 
in light of the findings of the evidence base. 

 
Desired changes to the LDP 
1 That a policy relating to Water Quality be added to the Plan 

 
These concerns were addressed in Volume 5 of the Council Consideration of 
Representations reported to Council on 15th September 2009, where it was 
concluded: 
 

It is considered that there is a legislative requirement to protect the 
quality of the water environment that is not adequately covered in 
national planning guidance.  The plan makes reference to the 
management, protection and enhancement of the water environment, but 
no policy has been written into the plan. 

 
The officer recommendation was 

“that the Council recommend to the Planning Inspector a new Water 
Protection Policy be included within the plan as follows:  

 
CWXX – Water Protection Policy 
 
Development proposals will only be permitted where: 
A They do not have an adverse impact upon the water environment and 
B Where they would not pose an unacceptable risk to the quality of 
controlled waters (including groundwater and surface water). 
Climate change, increases in populations and changes in lifestyle have 
all had an impact upon the water environment and the pressures upon it.  
Climate change will affect the amount of rain that falls, it will impact upon 
river flows, replenishing of groundwater, the quality of water available 
and incidents of flooding, particularly localised, flash flooding.  The 
demands and pressures on water resources will also change, with the 
scale and nature of the problem differing across Wales, as will the 
approach to dealing with the problems.  The approach to the protection 
of the water environment will need to take into account the quality and 
quantity of the local water resource, and how this impacts upon the wider 
environment in terms of preventing further deterioration of aquatic 
ecosystems, associated habitats, fisheries, promoting the sustainable 
use of water, and controlling water abstractions. 

 
Reason for Recommendation 
The changes are necessary as they reflect the need and requirement of 
national legislation and reflect the key objectives in the plan. 
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This position was endorsed at the Council meeting of 15th September 2009. 
 
OFFICER VIEW 
It is considered that the Council’s decision on 15th September 2009 to 
endorse the focused change was appropriate in the circumstances.  However, 
the Council now has to consider whether to make a further amendment as is 
proposed by the Environment Agency on the basis that it might then become 
a distinctive local policy, or to abandon the Focus Change as is proposed by 
the Welsh Assembly Government.  In the circumstances, it is recommended 
that the issue be referred to the Inspector for him to determine.  This would be 
in line with the expectations of the Environment Agency in its submission. 
 
OFFICER RECOMMENDATION 
That in light of the representations made the Council maintain the 
Focused Change unchanged in order to allow the Inspector to come to a 
view 
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FC4 – Deletion of site HG1.19 – Aberbargoed Plateau, Aberbargoed 
 
Representation Type – Focused Changes 
 
1492.F3 
 
2282.F5 
 
 
 
2534.F1 
 
2632.F1 
 
2632.F5 
 
2712.F1 
 
 
3317.F3 
 
3840.F1 
 
4002.F1 
 
4004.F1 
 
 
 
4005.F1 
 
 
 
4006.F1 
 
4010.F1 
 
 
 
4120.F1 
 
 
 
4254.F1 
 
4254.F5 
 
4254.F9 
 
4299.F1 

Home Builders Federation
 
Welsh Assembly 
Government 
 
 
Hengoed Developments 
Ltd 
 
GB Engineering Ltd 
 
GB Engineering Ltd 
Trustees of Joseph 
Thomas Davies 
(Deceased) 
Sullivan Land and 
Planning 
Mr & Mrs D Roberts 
 
Bowen Partners 
 
Caerphilly Investments Ltd
 
 
 
Mr & Mrs Ian Weedon 
 
 
 
Mr & Mrs Thomas-Davies
 
Mr & Mrs Moyle 
 
 
 
Howses Ltd 
 
 
 
Howses Limited 
 
Howses Limited 
 
Howses Limited 
 
Mr Gary Greenhaf 

Object 
 
Object 
 
 
 
Comment
 
Comment
 
Comment
 
Comment
 
 
Object 
 
Comment
 
Comment
 
Comment
 
 
 
Comment
 
 
 
Comment
 
Comment
 
 
 
Comment
 
 
 
Comment
 
Comment
 
Comment
 
Comment

Object to the deletion of housing 
sites due to impact of flexibility 
Objection to FC04 as it was 
made against officer 
recommendation with no 
apparent planning rationale 
Submission in relation to land at 
Valley View, Cefn Hengoed 
Submission in relation to land at 
Caerphilly Road, Ystrad Mynach 
Submission in relation to land at 
Croespenmaen Industrial Estate 
Submission in relation to land at 
Pen y Cwarel Road, Wyllie 
 
Object to the deletion of housing 
sites due to impact of flexibility 
Submission in relation to land at 
Southend Terrace, Pontlottyn 
Submission in relation to land at 
Ty Du Farm, Nelson 
North of Westhaven should be 
allocated to address shortfall 
from deletion of housing site 
HG1.19 
Land North of Van Road should 
be allocated to address shortfall 
from deletion of housing site 
HG1.19 
Submission in relation to land at 
Tyle Gwyn, Wyllie 
Land at Pengam Road should be 
allocated to address shortfall 
from deletion of housing site 
HG1.19 
E43 South of Wyllie Colliery 
should be allocated to address 
shortfall from deletion of housing 
site HG1.19 
Submission in relation to land at 
Upper Road, New Tredegar 
Submission in relation to land at 
Abernant Road, Markham 
Submission in relation to land 
opposite Brynderwen, Markham 
Land at Gwern Y Domen should 
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765.F1 

 
 
 
Welsh Assembly 
Government 

 
 
 
Object 

be allocated to address shortfall 
from deletion of housing site 
HG1.19 
Objection to FC04 proposing the 
deletion of Aberbargoed Plateau 

 
SUMMARY OF REPRESENTATIONS 
There are significant objections to the proposed deletion of HG1.19 
Aberbargoed Plateau for a number of reasons, most notably due to the impact 
of the removal of this site on the strategy, the impact on wider regeneration 
initiatives, the fact that the decision to remove the site was made against 
officer recommendation and was deemed to be unjustified and the impact the 
loss of this site would have on overall housing land supply.  
 
Impact on the Strategy 
The removal of Aberbargoed Plateau represents a loss of a quarter of the 
housing allocations in the Heads of the Valleys Regeneration Area (HOVRA). 
Unless these units are replaced it would give a negative impact on the 
strategy for this area as the strategy aims to 'exploit brownfield opportunities 
where appropriate.' The Aberbargoed Plateau is identified in Paragraph 1.31 
of the Written Statement as one of the most important sites within the County 
Borough to contribute to the strategy in this respect. 
 
The identification of the land is in line with the search sequence detailed in the 
Housing Ministerial Interim Planning Policy Statement (MIPPS). This site 
represents an opportunity to develop a brownfield site that is well located to 
existing development and has good transport links. This site represents a 
unique opportunity to develop a relatively flat area of land in an area 
characterised by sites that generally have fairly challenging topography. The 
allocation of this site would reduce the need to release greenfield land for 
development. The development of the site would provide a valuable 
contribution to the level and range of housing available in the HOVRA.  
 
Impact on wider regeneration objectives 
The identification of the Aberbargoed Plateau for residential development is a 
linchpin in the comprehensive redevelopment of Bargoed and the surrounding 
area. There has been significant investment in the area with ongoing works 
which include improvements to Bargoed Town Centre which are based on a 
masterplan that aims to strategically develop the town over the next 12-15 
years. The construction of Angel Way has provided a much needed boost to 
the area by greatly improving the highway network between the communities 
of Bargoed, Aberbargoed, Gilfach and Pengam. There has been public 
investment in the region of £40m.  
 
The site represents a major brownfield development in the HOVRA that is well 
related to Bargoed and Aberbargoed. The land has been reclaimed as part of 
a wider reclamation scheme for the Bargoed Colliery which has benefitted 
from WDA and WAG investment in the region of £18m. The reclamation 
scheme related to 86ha of land which had previously been used for a colliery, 
cokeworks, gas works and tipping of spoil. The outputs have provided for a 
formation for the Angel Way highway project, constructed under the Greater 
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Bargoed Community Regeneration Scheme, a plateau for a school, a 
development plateau and amenity land. A retail plateau has been provided 
under subsequent works and the Department for the Economy and Transport 
has also provided circa £22m in grant funding for the new highway which 
included the access road into the developable plateau. 
 
No justification for Council resolution   
The reason given for the focused change which deletes the identification of 
the Aberbargoed Plateau from Policy HG1.19 is ‘the focused change is in line 
with the Council Resolution of September 15th 2009.’ Officers of the Council 
provided a detailed analysis of the site in their report into representations 
made to Council on 15th September 2009. No reasoned justification is 
detailed in the minutes that rebuts the evidence put forward in the report as to 
why the officers analysis is not accepted. The proposed change has been 
made against officer recommendation without any planning rationale having 
been provided. It is considered that this change must be unsound and the 
original position should be reflected in the plan. 
 
Impact of Housing Land Supply 
It is argued that the deletion of the housing site referred to will contribute to 
over 800 dwellings or 13% of the total allocation being removed from the Plan 
without any new proposals to compensate for the loss of these development 
opportunities. This will result in a reduced overall provision to some 7,800 
dwellings, which even with a flexibility allowance will only increase provision to 
9,600. This is far below the new household requirement for Caerphilly of 
11,300 identified in the Welsh Assembly Government’s Household Projections 
for Wales (2006-based) published in June 2009. 
 
To address the perceived shortfall in housing resulting from the deletion of 
this site, a number of alternative sites have been suggested for inclusion 
within the plan as follows: 
 

• Valley View, Cefn Hengoed 
• Caerphilly Road, Ystrad Mynach 
• Land at Croespenmaen Industrial Estate, Croespenmaen 
• Land at Penycwarel Road, Wyllie 
• Southend Terrace, Pontlottyn 
• Ty Du Farm, Nelson 
• North of Westhaven, Caerphilly 
• North of Van Road, Caerphilly 
• Tyle Gwyn, Wyllie 
• Pengam Road, Ystrad Mynach 
• South of Wyllie Colliery, Wyllie 
• Upper Road, New Tredegar 
• Abernant Road, Markham 
• Brynderwen, Markham 
• Gwern Y Domen, Caerphilly 

 
It is considered that the Focused Change goes to the heart of the Plan 
process, and the basis upon which previous representations were made has 
been significantly changed as a result. Consequently, there is a need for 
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compensatory sites to be included. These proposed alternative sites are 
supported by Sustainability Appraisal/Strategic Environmental Assessment 
documents.  
 
ANALYSIS 
Deposit Local Development Plan 
The site in question was allocated for housing in the Deposit LDP with an 
indicative capacity of 413 dwellings identified. Representations were made at 
Deposit stage raising concerns regarding the scale of development, potential 
contaminated land, the cost of development and concerns over proximity of 
the site to a main trunk road, railway line and industrial estate.  
These concerns were addressed in Volume 2 of the Council Consideration of 
Representations reported to Council on 15th September, where it was 
concluded:  
 

“In order to achieve sustainable communities, it is important that the 
whole population is able to access housing and other services, which 
meet their needs. The Aberbargoed Plateau site is a significant 
Brownfield site, which is well located in terms of its proximity to Bargoed, 
which is the Principal Town that serves the Heads of the Valley 
Regeneration Area. 
 
The development of this site for housing will diversify the housing stock 
and serve to inject much needed confidence into the area. 
 
The contamination and noise pollution impacts would be considered at 
planning application stage and the necessary remediation and mitigation 
would be required to be undertaken at this time. Full detailed designs 
and layout of the site would need to take into account all of the known 
constraints to development. 
 
The site is suitable for residential development and no evidence has 
been submitted to demonstrate otherwise.” 

 
The officer’s recommendation was “that the Council recommends to the 
Planning Inspector that no change be made to the plan in respect of the 
representations.” The LDP Focused Group endorsed this officer 
recommendation. However, at the Council meeting of 15th September 2009 
the officer’s recommendation was not accepted and instead the decision was 
made to recommend to the Planning Inspector that the site be deleted as a 
housing allocation in the LDP.  
 
Impact on the Strategy 
Representations have been made that the deletion of Aberbargoed Plateau 
may impact on the ability to deliver the strategy as the site is identified as a 
key Brownfield site, which is something the strategy is seeking to exploit.  It 
also offers a quarter of all housing provision in the strategy area where there 
is a need to diversify housing. 
 
The benefits of the site as a Brownfield opportunity are accepted by virtue of 
the fact that Aberbargoed Plateau was included in the Deposit LDP.  It is 
considered that the Deposit LDP was sound in including this allocation as it 
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adhered to the component parts of the strategy.  Indeed, it remains the case 
that the site offers one of the best Brownfield opportunities within the Heads of 
the Valleys Regeneration Area (HOVRA).  
 
Bearing this in mind, it is necessary to consider if the removal of this site 
would adversely affect the soundness of the plan.  In respect of the aim of the 
strategy in promoting development opportunities in this strategy area, clearly 
the loss of the largest site in the strategy area will have an impact on the land 
available in the HOVRA.  However, there remains a sufficient range of sites to 
ensure that there is a diversity of sites available to attract inward investment.  
Six sites remain allocated in the Greater Bargoed area, which vary in size and 
also in type, offering both Brownfield and Greenfield opportunities.  
Furthermore, there are 15 other sites outside of Greater Bargoed to allow for 
new housing development in the HOVRA.  
 
Even with the loss of HG1.19 Aberbargoed Plateau, the distribution of housing 
sites allocated in the HOVRA when compared to allocations in the rest of the 
County Borough is higher than is proportionate when compared to the existing 
distribution of households.  The remaining land allocation will therefore still 
ensure that development opportunities in this area are encouraged, which is a 
key component of the strategy.  
 
In addition, sufficient housing land remains available for development in the 
Heads of the Valleys Regeneration Area, therefore adhering to Test of 
Soundness CE4 on flexibility.  
 
Impact on wider regeneration objectives 
The Welsh Assembly Government describe the Aberbargoed Plateau site as 
a ‘linchpin’ in the significant regeneration project being undertaken in the 
Greater Bargoed area.  They also raise significant concerns in respect of the 
soundness of the removal of this allocation on the grounds that there is no 
planning rationale for the decision.  
 
As highlighted by WAG in their representation, £18 million of public money 
has been invested in the reclamation of the Bargoed Colliery site to form the 
Aberbargoed development plateau and Country Park.  Since 1986 successive 
development plans have identified the Plateau site for development and this 
public money was invested in the scheme in the knowledge that there would 
be a beneficial after-use of the site.  
 
In addition to the significant public sector investment, it should also be 
acknowledged that by the end of 2009, public authorities will have spent a 
further £41 million in laying the foundations for the long term sustainable 
regeneration of Bargoed to make it a focus for the regeneration of the whole 
of the Upper Rhymney Valley, most notably through the construction of Angel 
Way to improve the transport network in this area and through the creation of 
a new retail plateau and the associated acquisition of properties to facilitate a 
new retail development in the town. 
 
The development of Aberbargoed Plateau for housing is a fundamental part of 
the sustainable regeneration of the Greater Bargoed area and provides the 
largest opportunity for housing development in an area that has experienced 
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only limited private sector development in the past. The Aberbargoed Plateau 
site offers an excellent opportunity for major house building in the area, which 
will diversify the housing stock in the town and importantly complement the 
other initiatives in the area, thus encouraging people to live and invest there.  
The inclusion of the Aberbargoed Plateau within the Council Approved Unitary 
Development Plan as well as in the Deposit LDP for residential development 
has demonstrated that up until recently the Council has considered this to be 
a suitable site for housing.  The proximity of the site to the newly improved 
highway network and to the Principal Town of Bargoed and Bargoed town 
centre in particular, means that it offers a well located, realistic development 
opportunity for housing in the plan period. 
 
Notwithstanding the merits of the site in its own right as a housing site and 
also as part of a package of wider regeneration initiatives in the area, it is 
acknowledged that the site is only one of a number of housing sites allocated 
in Greater Bargoed.  Other housing sites are available (both allocations and 
land within settlement boundaries) and are capable of delivery to complement 
the regeneration initiatives.   Whilst the Plateau site clearly has a major role to 
play in the wider regeneration initiatives in the HOVRA, the plan is sufficiently 
flexible and robust to remain sound even with this allocation removed.  
 
No justification for Council resolution   
Significant concerns have been raised from both the Home Builders 
Federation and the Welsh Assembly Government that there is no justification 
as to why the Focused Change proposing to the delete the site has been 
made as no planning rationale has been provided.  
 
The decision to recommend removal of the site as a housing allocation was 
made at the Council meeting on the 15th September after the ward member, 
as a long-standing objector to this site, raised concerns about the scale of 
development proposed in Aberbargoed.  The Deposit LDP makes provision 
for approximately 687 dwellings in an area with only 1,500 existing dwellings.  
Particular concerns were raised in respect of Aberbargoed Plateau where 413 
dwellings were proposed.  As a consequence of the ward members concerns, 
members voted to recommend removal of Aberbargoed Plateau as a housing 
site.  
 
Impact on Housing Land Supply 
Concerns have been raised that no compensatory sites have been proposed 
to address the perceived shortfall that would result from the deletion of 
HG1.19 Aberbargoed Plateau and other sites. 
 
Taking into account all recommended focused changes a total of 986 
dwellings over six sites have been recommended to the Inspector for removal 
from the plan.  If a direct comparison were made with the Deposit LDP figure 
based on the housing supply situation as of 1st April 2007, the total land 
supply figure would equate to 9,417 dwellings.  
 
However, it should be noted that BP6 Supplementary Paper 3 on Housing 
Land Supply considers a more up-to-date position on housing land supply, 
which takes account of completions in the first three years of the plan period 
up to 1st April 2009, as well as updated assumptions on windfall sites, empty 
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properties, conversions, small sites and demolitions. If the total units on 
housing sites recommended for removal were factored into this updated 
housing supply calculation, the land supply figure would equate to 10,045 
dwellings, which still offers a significant degree of flexibility and choice. 
 
It should also be noted that five of the six sites recommended for removal, 
including Aberbargoed Plateau, will remain as unallocated sites within the 
settlement boundary and therefore future applications for development 
including housing may be acceptable in principle in the future, subject to 
taking into account all other material considerations. In light of this, it is 
considered that the figure assumed for windfall may realistically be higher 
than identified if site-specific constraints could be overcome, therefore 
increasing the land supply figure further.  
 
In light of the above, it is considered that sufficient land is still available to 
meet LDP requirements, and therefore the recommendations will not have an 
adverse affect on the soundness of the LDP.   
 
Since the preparation of the Deposit LDP, WAG have published for the first 
time local authority projections using a 2006 base for both population and 
households in the period up to 2031. The WAG 2006-based household 
projections identify an increase of 11,300 households, 2,675 households 
higher than the housing requirement of 8,625 for which the plan makes 
provision by the end of the plan period.  
 
Representors have raised concerns about the significant shortfall between the 
provision in light of the Focused Changes and the 2006-based projections. 
The Council’s response to the publication of the 2006 Population and 
Household projections is set out within Supplementary Paper 1 of Background 
Paper 6. However, the key point to note is that this is the first time such 
projections have been published at local authority level, there has currently 
been no opportunity for the figures to be reviewed by users. There is concern 
regarding the projections for Caerphilly, as they are considerably higher than 
would be expected on the basis of long-term trends. These projections were 
not available at the time of preparation of the Deposit LDP and therefore the 
First Review of the LDP, which is likely to be nine years into the plan period, is 
considered to be a more appropriate time to review this new information. 
It is considered that the total housing requirements set out in the LDP are 
based on robust and credible evidence and sufficient land remains available 
to meet these requirements. 
 
The 15 sites that are being promoted as alternatives in order to address the 
perceived shortfall in housing resulting from the recommendations to delete 
housing sites have all been considered previously as candidate sites and/or 
alternatives sites where it was concluded that they were not suitable for 
inclusion in the Deposit Plan. The justification for this is set out on a site-by-
site basis in the Council Consideration of Representation report presented to 
Council on 15th September 2009.  As the sites being promoted were not 
subject to a Focused Change, this consultation is not the appropriate time to 
reconsider the merits of otherwise of the sites in question.  
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OFFICER VIEW 
As stated in the original report, the Aberbargoed Plateau Site provides one of 
the most significant Brownfield development opportunities for housing in the 
HOVRA. In particular the site is well related to the transportation network and 
is also well related to the Principal Town of Bargoed.   
 
The plateau offers an opportunity to diversify the housing stock providing 
much needed modern private housing within the area. Such a development 
would complement the significant investment in regeneration that has 
occurred to date and will continue to occur throughout the plan period.  
 
Given that the site was reclaimed using public money with the intention of 
there being a beneficial after-use such as housing on the site, the failure to 
allocate the land for housing is not considered to be an efficient use of public 
resources or land.  Whilst it is recognised that there is a range of other sites 
available within the HOVRA to meet the basic housing needs of the area 
within the plan period, the retention of the site as a housing allocation would 
increase the diversity and choice of suitable sites for housing and increase the 
opportunity to encourage significant investment into the HOVRA.  
 
It is important to note that the Welsh Assembly Government has serious 
concerns regarding the deletion of this site as a housing allocation, both in 
terms of the public investment that has been made to aid its delivery but also 
in terms of the lack of planning rationale for this decision.  Notably and of 
most concern is the view of the Welsh Assembly Government that this 
focused change “must be unsound” and could therefore warrant the plan 
unsound.   
 
Ultimately it will be for the Planning Inspector to exercise his professional 
judgement based on the evidence available, the representations made and 
the evidence leading to the Council decision as to whether or not the focused 
change renders the plan unsound, however given the concerns raised by 
WAG it is important that due consideration is given to this matter.  
 
OFFICER RECOMMENDATION 
That the Council consider whether to maintain or withdraw Focused 
Change FC4. 
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FC7 – Inclusion of E31 (Land at Pendinas Avenue, Croespenmaen) for 
Leisure 

 
Representation Type – Focused Change 
 
2282.F6 Welsh Assembly 

Government 
Object Change made against 

officer recommendation 
without provision of planning 
rationale.  This change must 
be unsound. 

 
SUMMARY OF REPRESENTATION 
The focused change has been made against officer recommendation without 
any planning rationale having been provided.  The Welsh Assembly 
Government considers that this change must be unsound and the original 
position should be reflected in the plan. 
 
ANALYSIS 
 
Deposit Local Development Plan 
The land at Pendinas Avenue, Croespenmaen has no specific land 
designation within the Deposit LDP.  Representations were made at the 
Deposit Stage to afford the site protection as a leisure site and as a 
consequence of these representations the Council resolved to recommend to 
the Inspector that a focused change be made to the Plan to allocate the site 
for leisure purposes. 
 
These objections were dealt with in Volume Three of the Council 
Consideration of Representations reported to Council on 15 September, 
which stated: 
 

“As a result of the review of this allocation as an integral part of the 
preparation of the LDP, it was concluded that the site should not be 
allocated within the LDP for informal recreation purposes as the land has 
access constraints, is in private ownership and the Council would not be 
in a position to realise the development of this site within the plan period.   
 
It is considered however that Policy CW 10 Protection of Open Space 
provides adequate protection for areas of open space within settlements.  
This policy will ensure that development will only be permitted on areas 
of open space where: the amount of open space remaining in the 
neighbourhood would still be adequate to serve local needs; and the site 
has no significant value as a recreational resource or an area of visual 
amenity. 
 
In line with national guidance a specific leisure allocation has not been 
afforded to this site as the site is given sufficient protection by Policy 
CW10.” 

 
The Officer recommendation was: “That the Council recommend to the 
Planning Inspector that no change should be made to the LDP in respect of 
the representations.”  The LDP Focused Group endorsed this officer 
recommendation 
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Protection of Land for Leisure Use 
The focused change proposed by the Council resolution of 15 September 
2009 sought to strengthen the level of protection given to the site by 
formalising its status as a leisure site within the plan, in light of the significant 
amenity value of the site. 
 
Tests of Soundness 
Test CE2 requires the strategy, policies and allocations to be realistic and 
appropriate, having considered the relevant alternatives, and that they are 
founded on a robust and credible evidence base.  Test CE4 requires the plan 
to incorporate such reasonable flexibility as will enable it to deal with changing 
circumstances. 
 
It is felt that the allocation of this site for leisure use, whilst undoubtedly 
offering the site a significant degree of protection from inappropriate 
development, could potentially raise the issue of the plan’s adherence to Test 
CE2.  Potential factors include financial implications of acquiring the land and 
more practical ones concerning maintenance of the site.  Leisure Services 
have not expressed a need for the allocation of the land and therefore doing 
so could be regarded as not realistic and appropriate. 
 
OFFICER VIEW 
It is accepted that the change proposed to the Deposit LDP with regard to this 
site was a valid and legitimate manifestation of the democratic mechanisms of 
the Council, undertaken as a result of concern within the local community 
regarding the potential loss of a site seen as having significant amenity value. 
 
However, it is considered that the approach originally taken by the Deposit 
LDP was sound and offered the site a sufficient degree of protection from 
inappropriate development, whilst at the same time satisfying the 
requirements of Test of soundness CE2 and CE4.  The provisions of Policy 
CW10 would enable the plan to fulfil both the wishes of the local community, 
in terms of protecting this site, and the requirements of national policy and the 
tests of soundness. 
 
It is important to note that the Welsh Assembly Government has serious 
concerns regarding the inclusion of this site as a leisure allocation, in terms of 
the lack of planning rationale for this decision.  Notably and of most concern is 
the view of the Welsh Assembly Government that this focused change “must 
be unsound” and could therefore warrant the plan unsound.   
 
Ultimately it will be for the Planning Inspector to exercise his professional 
judgement based on the evidence available, the representations made and 
the evidence leading to the Council decision as to whether or not the focused 
change renders the plan unsound, however given the concerns raised by 
WAG it is important that due consideration is given to this matter.  
 
OFFICER RECOMMENDATION 
That in light of the representations made that the Council considers 
whether to maintain or withdraw Focused Change 7. 
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FC8 – Inclusion of LE99.16 (Old Landfill Site, Hafodyrynys Hill, Crumlin) 
for Leisure 
 
Representation Type – Focused Change 
 
2282.F7 Welsh Assembly 

Government 
Object Change made against officer 

recommendation without 
provision of planning 
rationale.  This change must 
be unsound. 

 
SUMMARY OF REPRESENTATION 
Focused Changes Stage 
The focused change has been made against officer recommendation without 
any planning rationale having been provided.  The Welsh Assembly 
Government considers that this change must be unsound and the original 
position should be reflected in the plan. 
 
ANALYSIS 
 
Deposit Local Development Plan 
The land at the Old Landfill Site, Hafodyrys Hill is identified within the Deposit 
LDP as a Visually Important Local Landscape (VILL).   VILLs are areas of the 
county borough that are considered visually important as a backdrop or 
setting for settlements that need additional protection from inappropriate 
development. The allocation of this site as a VILL would not necessarily 
preclude the development of a playing pitch at this location, provided that the 
characteristics of the surrounding area were maintained or enhanced as part 
of any future development scheme.  
 
Representations were made at Deposit stage objecting to the non-allocation 
of the old landfill site for leisure use.  These objections were dealt with in 
Volume Three of the Council Consideration of Representations reported to 
Council on 15 September. 
 
Within the report the shortfall of sports pitch provision in the Crumlin ward was 
acknowledged.  Indeed the Deposit LDP seeks to address this shortfall by 
making provision for new facilities in the nearby village of Pantside and in the 
towns of Ystrad Mynach and Newbridge where in the officer’s view new 
facilities should be located in the first instance. 
 
The report also noted that Leisure Services are actively engaged with a local 
club and CISWO (Coal Industry Social Welfare Organisation) with a view to 
developing two pitches and a training area at Pantside to meet the shortfall of 
provision within the Crumlin area. 
 
Notwithstanding this the Council resolved to allocate the land at the Old 
Landfill Site for leisure purposes, specifically playing pitches.    
 
The site is in Council ownership and in this context we have control over the 
future release and development of the land.  There are however financial 
implications in respect of the delivery of the site, which are outlined in Agenda 
Item 1. 
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Tests of Soundness 
The Welsh Assembly Government has questioned the soundness of this 
Focused Change and that relates to the lack of planning background to the 
change that would in its view not conform to Test CE2 in that it was not based 
upon a credible evidence base and is unrealistic.  There is a reasonable 
planning rationale for the proposal insofar as there is a demonstrable need for 
leisure facilities within the Crumlin ward.   Background Paper 10 Leisure 
indicates that there is a shortfall of approximately 6 acres of pitch, play 
provision and recreational land in the Crumlin ward when existing provision is 
considered against the NPFA Six Acre Standard. There has been a long-
standing aspiration that the site should be developed for leisure purposes and 
in this context planning permission for the development of a playing pitch on 
this site was granted as far back as 1981.  There is now a real prospect that 
the proposal can be realised over the plan period in conjunction with the local 
Community Partnership. 
 
The second issue relates to Test P2, which considers whether the LDP has 
been subject of Strategic Environmental Assessment and Sustainability 
Appraisal.  The proposal has been assessed in terms of the SEA/SA and the 
findings are included in the SEA/SA Supplementary Paper ‘The Assessment 
of Focussed Changes to the LDP’ which indicates that the Change is not likely 
to have significant effects that require reassessment.   
 
OFFICER VIEW 
The approach originally taken by the Deposit LDP was sound.  The Deposit 
LDP identified leisure sites having regard for catchment areas and not merely 
on the basis of the need of individual wards.  The proposed new facilities at 
Pantside are designed to meet the identified shortfall within the natural 
catchment area, which includes the village of Hafodyrynys.  
 
However it is important to note that there is a long-term aspiration by the local 
community and in particular the Crumlin Partnership, for the land in question 
to be developed as a playing pitch.  The site in question is in Council 
ownership and in this context the Council have control over the future release 
and development of the land.  The allocation of the site as a VILL does not 
necessarily preclude the development of the land for a playing pitch.  It is 
unclear at the present time however whether or not funding will be 
forthcoming to realise the community’s aspiration to develop the site during 
the plan period.   
 
It is important to note that the Welsh Assembly Government has serious 
concerns regarding the inclusion of this site as a leisure allocation, in terms of 
the lack of planning rationale for this decision.  Notably and of most concern is 
the view of the Welsh Assembly Government that this focused change “must 
be unsound” and could therefore warrant the plan unsound.   
 
Having regard to the WAG view on this matter and given that the allocation of 
the site as a VILL does not preclude the development of this land for a playing 
pitch, together with the uncertainty of realising the necessary funding to 
ensure the development of this site for leisure purposes, it is recommended 
that the focused change should be withdrawn. 
 



Council Consideration of Representations on Focused Changes 
1st December 2009 

 

 36

OFFICER RECOMMENDATION 
That in light of the representations made that the Council considers 
whether to maintain or withdraw Focused Change 8. 
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FC9 – Deletion of HG1.32 Land at Hawtin Park, Pontllanfraith housing 
site 
 
Representation Type – Focused Change 
 
4254.F6 
 
4002.F2 
 
2632.F2 
 
 
4010.F2 
 
 
 
 
4006.F2 
 
4005.F2 
 
 
 
2534.F2 
 
4004.F2 
 
 
 
4299.F2 
 
 
 
2712.F2 
 
 
2632.F6 
 
 
4254.F10 
 
 
4120.F2 
 
 
 
3840.F2 
 
 
4254.F2 

Howses Limited 
 
Bowen Partners 
 
GB Engineering Ltd 
 
 
Mr & Mrs  Moyle 
 
 
 
 
Mr & Mrs  Thomas-
Davies 
Mr & Mrs Ian Weedon
 
 
 
Hengoed 
Developments Ltd 
Caerphilly 
Investments Ltd 
 
 
Mr Gary Greenhaf 
 
 
 
Trustees of Joseph 
Thomas Davies 
(Deceased) 
GB Engineering Ltd 
 
 
Howses Limited 
 
 
Howses Ltd 
 
 
 
Mr & Mrs D Roberts 
 
 
Howses Limited 

Comment
 
Comment
 
Comment
 
 
Comment
 
 
 
 
Comment
 
Comment
 
 
 
Comment
 
Comment
 
 
 
Comment
 
 
 
Comment
 
 
Comment
 
 
Comment
 
 
Comment
 
 
 
Comment
 
 
Comment

Submission in relation to land 
at Abernant Road, Markham 
Submission in relation to land 
at Ty Du Farm, Nelson 
Submission in relation to land 
at Caerphilly Road, Ystrad 
Mynach 
Land at Pengam Road, Ystrad 
Mynach, should be allocated 
to address shortfall from 
deletion of housing site 
HG1.32 (FC9) 
Submission in relation to land 
at Tyle Gwyn, Wyllie 
Land North of Van Road 
should be allocated to 
address shortfall from deletion 
of housing site HG1.32 (FC9) 
Submission in relation to land 
at Valley View, Cefn Hengoed 
North of Westhaven should be 
allocated to address shortfall 
from deletion of housing site 
HG1.32 (FC9) 
Land at Gwern Y Domen 
should be allocated to 
address shortfall from deletion 
of housing site HG1.32 (FC9) 
Submission in relation to land 
at Pen y Cwarel Road, Wyllie 
 
Submission in relation to land 
at Croespenmaen Industrial 
Estate 
Submission in relation to land 
opposite Brynderwen, 
Markham 
E43 South of Wyllie Colliery 
should be allocated to 
address shortfall from deletion 
of housing site HG1.32 (FC9) 
Submission in relation to land 
at Southend Terrace, 
Pontlottyn 
Submission in relation to land 
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3317.F4 
 
 
2282.F8 
 
 
1492.F4 

 
 
Sullivan Land and 
Planning 
 
Welsh Assembly 
Government 
 
Home Builders 
Federation 

 
 
Objection 
 
 
Objection 
 
 
Objection

at Upper Road, New Tredegar
 
Object to the deletion of 
housing sites due to impact of 
flexibility 
Objection to FC9 as it was 
made against officer 
recommendation 
Object to the deletion of 
housing sites due to impact of 
flexibility 

 
SUMMARY OF REPRESENTATIONS 
Comment 
It is argued that the deletion of the housing site referred to will contribute to 
over 800 dwellings or 13% of the total allocation being removed from the Plan 
without any new proposals to compensate for the loss of these development 
opportunities.  This will result in a reduced overall provision of some 7,800 
dwellings, which, even with a flexibility allowance, will only increase provision 
to 9,600. This is far below the new household requirement for Caerphilly of 
11,300 identified in the Welsh Assembly Government’s Household Projections 
for Wales (2006-based) published in June 2009. 
 
This is particularly relevant in the Caerphilly Basin as, a year on from the 
publication of the Deposit Plan, there is no further evidence to demonstrate 
that the proposed Bedwas Colliery scheme, for which provision is made for 
630 units, can be delivered within the Plan Period. 
 
To address the perceived shortfall in housing resulting from the deletion of 
this site, a number of other sites have been suggested as alternatives 
including: 
 

• Abernant Road, Markham 
• Ty Du Farm, Nelson 
• Caerphilly Road, Ystrad Mynach 
• Land at Pengam Road, Ystrad Mynach 
• Tyle Gwyn, Wyllie 
• Land North of Van Road  
• Valley View, Cefn Hengoed 
• North of Westhaven  
• Land at Gwern Y Domen  
• Pen y Cwarel Road, Wyllie 
• Croespenmaen Industrial Estate 
• Brynderwen, Markham 
• E43 South of Wyllie Colliery  
• Southend Terrace, Pontlottyn 
• Upper Road, New Tredegar 

 
It is considered by the representors that the Focused Change goes to the 
heart of the Plan process, and the basis upon which previous representations 
were made has been significantly changed as a result. Consequently, there is 
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a need for compensatory sites to be included. These proposed alternative 
sites are supported by Sustainability Appraisal/Strategic Environmental 
Assessment documents.  
 
Objection 
There is a concern that housing sites have been deleted with no provision to 
replace the amount of units lost. In terms of units, it represents roughly 13% of 
the total housing allocation, which would impact on the flexibility of the 
housing supply in the plan. There is no justification within the Focused 
Changes document as to why these sites have been removed. These units 
must be replaced. 
 
The proposed change has been made against officer recommendation without 
any planning rationale having been provided. It is considered that this change 
must be unsound and the original position should be reflected in the plan. 
 
ANALYSIS 
Concerns have been raised that no compensatory sites have been proposed 
to address the perceived shortfall that would result from the deletion of 
HG1.32 Land at Hawtin Park and other sites. 
 
Taking into account all recommended focused changes a total of 986 
dwellings over six sites has been recommended to the Inspector for removal 
from the plan.  If a direct comparison were made with the Deposit LDP figure 
based on the housing supply situation as of 1st April 2007, the total land 
supply figure would equate to 9,417 dwellings.  
 
However, it should be noted that BP6 Supplementary Paper 3 on Housing 
Land Supply considers a more up-to-date position on housing land supply, 
which takes account of completions in the first three years of the plan period 
up to 1st April 2009, as well as updated assumptions on windfall sites, empty 
properties, conversions, small sites and demolitions. If the total units on 
housing sites recommended for removal were factored into this updated 
housing supply calculation, the land supply figure would equate to 10,045 
dwellings, which still offers a significant degree of flexibility and choice. 
 
It should also be noted that five of the six sites recommended for removal will 
remain as unallocated sites within the settlement boundary and therefore 
future applications for development including housing may be acceptable in 
principle in the future, subject to taking into account all other material 
considerations. In light of this, it is considered that the figure assumed for 
windfall may realistically be higher than identified if site-specific constraints 
could be overcome, therefore increasing the land supply figure further. It 
should be noted, however, that the Hawtin Park site is recommended for 
inclusion in the plan for leisure use and as such the site would not be suitable 
for housing related applications. 
 
In light of the above, it is considered that sufficient land remains available to 
meet LDP requirements, and therefore the recommendations will not have an 
adverse affect on the soundness of the LDP.   
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Since the preparation of the Deposit LDP, WAG have published for the first 
time local authority projections using a 2006 base for both population and 
households in the period up to 2031. The WAG 2006-based household 
projections identify an increase of 11,300 households, 2,675 households 
higher than the housing requirement of 8,625 for which the plan makes 
provision by the end of the plan period.  
 
Representors have raised concerns about the significant shortfall between the 
provision in light of the Focused Changes and the 2006-based projections. 
The Council’s response to the publication of the 2006 Population and 
Household projections is set out within Supplementary Paper 1 of Background 
Paper 6. However, the key point to note is that this is the first time such 
projections have been published at local authority level, there has currently 
been no opportunity for the figures to be reviewed by users. There is concern 
regarding the projections for Caerphilly, as they are considerably higher than 
would be expected on the basis of long-term trends. These projections were 
not available at the time of preparation of the Deposit LDP and therefore the 
First Review of the LDP, which is likely to be nine years into the plan period, is 
considered to be a more appropriate time to review this new information. 
 
The 15 sites that are being promoted as alternatives in order to address the 
perceived shortfall in housing resulting from the recommendations to delete 
housing sites have all been considered previously as candidate sites and/or 
alternatives sites where it was concluded that they were not suitable for 
inclusion in the Deposit Plan. The justification for this is set out on a site-by-
site basis in the Council Consideration of Representation report presented to 
Council on 15th September 2009.  As the sites being promoted were not 
subject to a Focused Change, this consultation is not the appropriate time to 
reconsider the merits of otherwise of the sites in question 
 
The land at Hawtin Park was considered originally through the UDP, where 
the council sought to allocate the site for leisure use and to resist any housing 
development.  The council adopted this view due to the fact that the site was 
identified as a SINC, and formed an important area of open space, providing a 
buffer between existing housing and the employment uses on the employment 
site. However the Inspector at the UDP Inquiry concluded that the site did not 
have the characteristics of a significant and valuable area of open space and 
therefore was inappropriately allocated as such, and concluded that 
residential use and the SINC were not incompatible and recommended that 
the site be also allocated for housing.  
 
The LDP process reviewed all the allocations from the UDP for their suitability 
for inclusion in the LDP.  Whilst the issues of the tensions between the SINC 
and possible residential development still remained, on balance it was 
decided that the site should be taken forward as a housing allocation. 
 
It can be seen that a planning rationale for not allocating the site has existed 
dating back to the Deposit UDP, and the decision to delete the allocation as a 
Focused Change reflects these circumstances, although it is accepted that 
there has been no material change in circumstances that may lead an 
Planning Inspector to come to a different view than that of the UDP Inspector. 
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Tests of Soundness 
The issues in respect of overall housing provision relate to Test CE2, which 
consider whether policies are realistic and appropriate, having considered 
alternatives and are soundly based on evidence.  As outlined above sufficient 
land has been allocated to meet the housing needs of the county borough 
throughout the LDP period, even with the loss of this, and other sites.  
Alternative sites have been considered for inclusion in the LDP through the 
Candidate Site process and an assessment of all the sites have provided a 
robust evidence base upon which to make decisions on site allocations.  In 
this respect the Change satisfies this Test of Soundness. 
 
One objection has been raised in respect of the soundness of this Focused 
Change and that relates to the lack of planning background to the change that 
would not conform to Test CE2 in that it was not based upon a credible 
evidence base and is unrealistic.  There is a reasonable planning rationale for 
the deletion of the site, given the fact that the site is also allocated as a SINC 
and the inherent tensions between residential development and protection of 
land with ecological value.  In this respect the Change satisfies this Test of 
Soundness. 
 
OFFICER VIEW 
As outlined above the deletion of the site does not materially affect the 
soundness of the LDP, and sufficient housing allocations remain to meet the 
needs of the County Borough for the plan period. 
 
However, it should be noted that a planning application for housing on the site 
has been submitted and is pending a decision. The key consideration in 
respect of the application is the balance between housing development and 
the protection of the important elements of the allocated SINC.  If this balance 
can be realised then the basis for the deletion of the housing allocation would 
be removed. 
 
Given this, consideration should be given to reinstating the Housing allocation 
on the site. 
 
OFFICER RECOMMENDATION 
That in light of the representations made that the Council considers 
whether to maintain or withdraw Focused Change 9. 
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FC10 - Inclusion of site TR99.1 - Llancaiach View, Nelson for park and 
Ride use. 
 
Representation Type – Focussed Changes 
 
846.F9 
 
 
2282.F9 
 
 
 
4411.F2 
 
 
4411.F1 

Environment Agency 
 
 
Welsh Assembly 
Government 
 
 
GVA Grimley Ltd 
 
 
GVA Grimley Ltd 

Comment
 
 
Object 
 
 
 
Object 
 
 
Object 

Comment on surface water 
flooding at TR99.1 Llancaiach 
View, Nelson. 
Objection to FC10 as it was 
made against officer 
recommendation with no 
apparent planning rationale. 
Objection to non-allocation of 
TR99.1 (Llancaiach View, 
Nelson) as a housing site. 
Objection to proposed 
allocation of TR99.1 
(Llancaiach View, Nelson) as a 
park and ride facility. 

 
SUMMARY OF REPRESENTATIONS 
Objections 
1. The proposed change has been made against officer recommendation 

without any planning rationale having been provided. It is considered 
that this change must be unsound and the original position should be 
reflected in the plan. 

 
2. The Council has granted planning permission for residential use on this 

site, prior to the finalisation of a S106 agreement, since the focused 
change was made on 15 September.  The granting of planning 
permission has established the principle of residential development 
upon this site.   

 
3. The merits of allocating the site for residential use include its 

compatibility with the emerging local planning policy framework, which 
reflects the UDPs emphasis on promoting sustainable patterns of 
development and the full and effective use of previously developed 
sites within settlements.  

 
4. Para. 8.5.2 of PPW advises that blight should be minimised by 

development plans only including schemes on which work will 
commence within the plan period.  The Draft South East Wales 
Regional Transport Plan was submitted to WAG in December 2008 
and contains a list of schemes that will be prioritised for implementation 
during the period to 2018.  Passenger services along the Cwmbargoed 
line do not fall into this category and therefore no site has been 
identified for a new railway station at Nelson.  It follows that there is no 
commitment or funding in place for such a service along this line and it 
seems unlikely that this situation will change in the foreseeable future. 
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Comments 
5. The site appears to be in an area susceptible to surface water flooding. 

It is recommended that the LPA consider the impact of surface water 
flooding for all allocated sites in the Plan   

 
ANALYSIS 
1. Whilst the Regional Transport Plan does not include the introduction of 

passenger services as part of its programmed schemes to 2018, the 
SEWTA rail strategy considers the proposal, and specifically the 
location for a station at Nelson.  The SEWTA Rail Strategy 2006 states  

 
“The platform would be located on the southwest (up) side of the track 
and on the site of the former station. The track is curved through the 
site although future scheme development may enable the track to be 
realigned to provide a straight section for the platform. 
 
The former station site remains undeveloped and it is assumed that the 
land remains within Network Rail ownership. There is space for car 
parking, a set down area and bus interchange if required. The car 
parking area has been assessed at a minimum of 50 vehicles. However 
this is subject to confirmation of the land ownership.” 

 
It is clear that the Rail Strategy considers this site as the location for 
the associated park and ride facilities to the former station site that lies 
adjacent to the site.  It is feasible that the review of the RTP could 
identify the Cwmbargoed Line scheme within its programmed schemes, 
which then could be commenced within of just after the plan period. 
 
With the site identified in the SEWTA Rail Strategy, a credible part of 
the evidence base, and the possibility of the review of the RTP 
including the scheme within its programme of schemes to be 
progressed before the end of the LDP period, there is more than 
sufficient planning background to substantiate the Focused Change. 

 
2. Whilst the SEWTA Rail Strategy identifies the site for park and ride 

provision associated with the proposed Nelson station, it is accepted 
that the site is also suitable for other uses, including residential use.  
There are many sites allocated in the county borough for one use that 
are equally suitable for other uses.  In this instance an application for 
residential development was submitted for the site and was required to 
be determined.  As the site was suitable for residential development, 
the application was determined against the likelihood of the Park & 
Ride proposal being brought forward.  As the scheme is not in the 
current RTP significant concern was raised over whether the scheme 
would be realised.  Consequently the planning case for refusal was 
very weak and the application was approved, subject to a S106 
agreement being agreed and signed. 

 
Whilst the site does have planning permission, it is conceivable that the 
site may not be developed for housing in the foreseeable future.  If this 
is the case then it is still possible for the site to be used for Park & Ride 
provision, although this is an unlikely scenario.  Consequently the 



Council Consideration of Representations on Focused Changes 
1st December 2009 

 

 46

granting of planning permission does not necessarily rule out the 
proposed Park & Ride scheme being realised. 

 
3. Whilst the site has planning permission, it does not necessarily follow 

that a further change should be made to the LDP to allocate the site for 
housing.  The LDP has already allocated sufficient land to meet its 
housing need requirements in this strategy area and, therefore, there is 
no requirement to allocate additional land. Further to this the LDP 
makes allowances for windfall developments on sites located within the 
existing settlement boundaries, such as this site.  Consequently this 
site, if developed for housing, is a windfall site and as such should not 
be allocated in the LDP. 

 
4. This objection relates to concerns raised over the likelihood of the 

proposed Park & Ride scheme being brought forward during the LDP 
period and that the allocation for Park & Ride use would blight the site.  
It is accepted that the scheme Is not identified in the Final Draft of the 
RTP and as such is not programmed to be brought forward before the 
end of the RTP period in 2018.  However the SEWTA Rail Strategy 
does identify the site for Park & Ride use in conjunction with proposed 
Nelson Station and this could be included in the review of the RTP at 
the latter end of the LDP period. 

 
In addition to this strategic public transport proposals, such as this one, 
often have an element of aspiration due to the general long lead in 
times for such proposals.  Indeed the proposals in the Council 
Approved UDP for the reintroduction of passenger services on the 
Ebbw Vale line, and its associated stations, were included on an 
aspirational basis, with no certainty that the proposal would be brought 
forward during the plan period.  However, it was brought forward and 
funded during the period and its formal opening was only slightly after 
the UDP plan period had finished. 
 
In respect of blighting the site, a planning application for residential 
development has been approved, subject to a S106 agreement.  
Therefore blight is not an issue. 

 
5. A planning application for residential development has been submitted 

for this site and in response to consultation on that proposal, the issue 
of flooding as a concern to the development was not raised by the 
Environment Agency (who raised this comment), Welsh Water or the 
council’s Land Drainage Team.  Further to that both Welsh water and 
the council land Drainage Team confirmed that they had no records of 
flooding for the site.  Given the fact that flooding was not an issue for 
the detailed planning application, it would be inappropriate for the LDP 
to consider the issue in strategic terms. 

 
Tests of Soundness 
One objection has been raised in respect of the soundness of this Focused 
Change and that relates to the lack of planning background to the change that 
would not conform to Test CE2 in that it was not based upon a credible 
evidence base and is unrealistic.  As outlined above the SEWTA Rail Strategy 
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identifies the site for park and ride use in conjunction with the Nelson Station 
proposal.  Consequently a credible, published regional strategy provides the 
background to the allocation of the site. 
 
The issue of whether the site is realistic relates back to the concerns raised 
over the fact that the scheme is not identified in the current RTP and it is 
unlikely that the scheme will be brought forward during the LDP period.  As 
outlined above it is possible for the scheme to be brought into the RTP review 
within the plan period, albeit at the end of the period.  In addition there is 
always an element of aspiration in allocating strategic public transport 
improvements and purely because an allocation may not be realised during 
the plan period is not reason in itself not to allocate a site that may be suitable 
for other uses. 
 
The approval, subject to a S106 agreement, of an application for residential 
development further weakens the case in respect of whether the site is 
realistic.  With another, more profitable, use approved for the site the 
likelihood is that the housing development will be realised before the Park & 
Ride facility, effectively preventing the allocated use.  However, whilst this 
scenario is more likely, there is still uncertainty over when the residential 
development is likely to take place.  Consequently it is not inconceivable that 
the park and ride provision could be realised before the residential 
development. 
 
OFFICER VIEW 
Without doubt, the approval of the planning application for residential 
development has, to a certain degree, undermined the Focused Change to 
allocate the site for Park & Ride use.  It has to be accepted that it is unlikely 
that the Park & Ride allocation will be realised during the plan period and that 
residential development is likely to be realised before this occurs. 
 
Whilst the aspiration to realise passenger services on the Cwmbargoed line, 
the Nelson Station and its associated park & Ride facility on this site is 
laudable, the defence of the Focused Change in respect of the Tests of 
Soundness applied to the LDP is extremely weak and is unlikely to be upheld 
in the examination process. 
 
Given the above the Focused Change should be withdrawn. 
 
OFFICER RECOMMENDATION 
That in light of the representations made that the Council considers 
whether to maintain or withdraw Focused Change 10. 
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FC11 - Inclusion of site TR99.2 - Nelson Bypass, Nelson as a highway 
improvement. 
 
Representation Type – Focussed Changes 
 
2282.F10 
 
 
 
846.F2 

Welsh Assembly 
Government 
 
 
Environment Agency 

Object
 
 
 
Object

Objection to FC11 as it was 
made against officer 
recommendation with no 
apparent planning rationale 
Concern over negative SA/SEA 
effects of TR99.2 

 
SUMMARY OF REPRESENTATIONS 
Objections 
1. The proposed change has been made against officer recommendation 

without any planning rationale having been provided. It is considered 
that this change must be unsound and the original position should be 
reflected in the plan. 

 
2. It is noted that the Strategic Environmental Assessment/Sustainability 

Appraisal (SA/SEA) of the Focused Changes to the Deposit LDP 
recommends that inclusion of TR99.2 Nelson Bypass is unsustainable. 
The assessment concludes that the proposal has predominantly 
negative effects and adverse impact upon landscape and ecology.  It is 
unclear from the focused change description how the Plan would 
manage these potential effects. 

 
ANALYSIS 
1. The report of consultation from the Deposit and Alternative Sites 

Consultations recommended that the proposal should not be included 
in the LDP as it was unnecessary, and it was not needed to alleviate an 
identified problem.  The main issue in respect of the Bypass relates to 
traffic originating from Trelewis and beyond that wants to access onto 
the A472 strategic route.  This traffic has two options, either utilising 
the substandard Bwl Lane or going through the centre of Nelson, which 
has associated environmental issues, as well as impacting upon the 
conservation area.  

 
It is a legitimate planning aim to reduce the level of traffic going through 
the town centre by providing a more commodious route via an 
improved Bwl Lane, irrespective of whether there is an identified traffic 
problem in the centre.  It is not expected that a local improvement such 
as this would be a matter for the RTP and the improvement would 
therefore need to be funded by alternative mechanisms. 
 
There is a planning rational behind the Focused Change although its 
importance is not as high as other identified schemes.  

 
2. The SEA/SA is not a tool for determining whether proposals should be 

included in a LDP; rather its function is to ensure that environmental 
considerations are integrated in to decision making for the plan. As 
such it results in a more sustainable plan, as a truly sustainable plan is 
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not possible given that the starting point is not a blank piece of paper.  
The fact that the SEA/SA identifies a proposal as having significant 
negative effects prompts the issues of mitigation, layout and design to 
ameliorate the negative effects.  This process has been at the heart of 
the production of the LDP and, whilst the SEA/SA no longer influences 
the content of the LDP (as there is no provision for the Council to 
amend the Deposit LDP) it can still provide indicators for prompting 
mitigation and layout and design considerations. 
 
It is accepted that the SEA/SA identifies that the proposal is 
unsustainable in terms of its assessment.  However, the SEA/SA is not 
the only consideration in determining the content of the LDP.  The 
SEA/SA itself identifies that the negativity of the assessment isn’t 
strictly down to the negative effects of providing a new road (as these 
are similar in all road proposals), rather it is down to the fact that there 
is no identified problem that the proposal seeks to overcome (which 
would provide positive effects in other schemes to outweigh the 
negative ones).  The negative effects will identify mitigation measures 
necessary at detailed planning stage, which will ultimately make the 
proposal more sustainable. 

 
Tests of Soundness 
One objection has been raised in respect of the soundness of this Focused 
Change and that relates to the lack of planning background to the change that 
would not conform to Test CE2 in that it was not based upon a credible 
evidence base and is unrealistic.  There is a reasonable planning rationale for 
the proposal in trying to reduce the level of traffic in the centre of Nelson, 
although the lack of a real problem in the area diminishes the evidence base 
justifying its inclusion. 
 
The second issue relates to Test P2, which considers whether the LDP has 
been subject of Strategic Environmental Assessment and Sustainability 
Appraisal.  The proposal has been assessed in terms of the SEA/SA and the 
findings are included in the SEA/SA Supplementary Paper “The Assessment 
of Focussed Changes to the LDP”.  The concern raised focuses on how the 
LDP will manage to overcome the significant negative effects that the 
proposal will have.  It should be noted at this point, and this is made clear in 
the SEA/SA Supplementary Paper on page 1, that the true role of the SEA/SA 
ceases with the publication of the Deposit Plan, due to the fact that there are 
no provisions that allow for the council to amend the plan.  Therefore the 
iterative approach of earlier LDP/SEA/SA stages cannot be used at this point 
of time.  The SEA/SA can only inform the Inspectors consideration of any 
proposed changes and ultimately inform the detailed design and layout of the 
proposal.  Consequently it is not within the remit of the SEA/SA to identify how 
the plan will address issues raised in the SEA/SA, and the plan does not have 
the opportunity to be amended to reflect this information either.  This is same 
position in respect of all SEA/SA assessments of all the Focused Changes.  
   
OFFICER VIEW 
Whilst there are arguments to support the soundness of the Focused Change, 
the lack of an identifiable problem and a highly negative SEA/SA assessment 
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significantly weaken the case.  Given this the defence of the Focused Change 
in respect of the Tests of Soundness applied to the LDP is extremely weak 
and is unlikely to be upheld in the examination process. 
 
Given the above the Focused Change should be withdrawn. 
 
OFFICER RECOMMENDATION 
That in light of the representations made that the Council considers 
whether to maintain or withdraw Focused Change 11. 
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FC12 - Amendment of the settlement boundary to exclude land at 
Haulwen Road, Penpedairheol and amend the Green Wedge boundary 
respectively (LE99.5 / SB99.55 / SI99.2) 
 
Representation Type – Focused Change 
 
2282.F11 Welsh Assembly 

Government 
Object This change is against 

officer recommendation 
without a planning 
rationale.  This change 
must be unsound 

2634.F1 Rhondda Development 
Company Ltd 

Object The Deposit Plan did not 
include this site within the 
green wedge designation 
and there has been no 
change of circumstances 
which justifies its inclusion 

2634.F2 Rhondda Development 
Company Ltd 

Object The UDP included this area 
within the settlement 
boundary for Penpedairheol 
and allocated it as a site for 
informal recreation.  Clearly 
this would not have been 
done if the site logically 
formed part of the 
countryside as opposed to 
being part of the urban area

862.F1 Cllr Graham Hughes Support This Focused Change will 
preserve the history of the 
land, the open nature of the 
site and its countryside 
setting 

3972.F1 Mrs Michelle Frowen Support This Focused Change will 
preserve the history of the 
land, the open nature of the 
site and its countryside 
setting 

3973.F1 Mrs Rosalyn Sage Support This Focused Change will 
preserve the history of the 
land, the open nature of the 
site and its countryside 
setting 

4369.F1 Penpedairheol Action 
Group 

Support This Focused Change will 
preserve the history of the 
land, the open nature of the 
site and its countryside 
setting 
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SUMMARY OF REPRESENTATIONS 
• The Welsh Assembly Government states that the proposed changes 

have been made against officer recommendation without any planning 
rationale having been provided.  It is considered that these changes 
must be unsound and the original position should be reflected in the 
plan. 

 

• Rhondda Development Company Ltd argue that the Deposit Plan did 
not include this site within the green wedge designation and there has 
been no change of circumstances which justifies its inclusion.  The 
omission of this area would have no adverse impact on the 
coalescence of settlements and extensive areas of open land would 
remain around this part of Penpedairheol. 

 
The site is suitable to accommodate residential development and forms 
part of a larger area proposed for this use. 
The site should be excluded from the green wedge designation. 

 

• Rhondda Development Company Ltd object to the proposal to amend 
the settlement boundary to exclude part of this site. 

 
The former Caerphilly UDP included this area within the settlement 
boundary for Penpedairheol and allocated it as a site for informal 
recreation L7(4).  Clearly this would not have been done if the site 
logically formed part of the countryside as opposed to being part of the 
urban area.  Nothing has changed in physical terms, and as such the 
site should remain within settlement limits. 

 
The site is suitable to accommodate residential development and 
comprises a logical area to be retained within settlement limits. 

 

• Cllr Graham Hughes indicates that there is support for FC12 at 
Haulwen Road, Penpedairheol. 

 

• Mrs Rosalyn Sage supports the proposed change FC12 to amend the 
settlement boundary to exclude land at Haulwen Road and include land 
within the green wedge as this will preserve the history of the land, the 
open nature of the site and its countryside setting.  It is considered 
important to maintain a green wedge around the village. 

 

• Mrs Michelle Frowen supports the proposed change FC12 to amend 
the settlement boundary to exclude land at Haulwen Road and include 
land within the green wedge as this will preserve the history of the land, 
the open nature of the site and its countryside setting. 

 

• Penpedairheol Action Group supports the proposed change FC12 to 
amend the settlement boundary to exclude land at Haulwen Road and 
include land within the green wedge as this will preserve the history of 
the land, the open nature of the site and its countryside setting. 
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ANALYSIS 
 
Deposit Local Development Plan 
The site in question had been designated for informal leisure use in the 
Approved UDP.  The proposal in the Deposit LDP retained the site within the 
settlement boundary but it was no longer designated for leisure use.  
Representations were made at Deposit Stage raising concerns regarding: 
 

• Object to the exclusion of land as leisure allocation 
 

Desired Change to the Deposit LDP 
1. Allocate land at Haulwen Road for informal leisure 

 
These objections were dealt with in an errata sheet replacing the report 
contained in Volume Three of the Council Consideration of Representations 
reported to Council on 15 September.  This errata sheet, which was 
presented to Council at the meeting, concluded: 

 
“The site was reassessed after the ‘Council Consideration of 
Representations’ was produced due to leisure site assessments being 
undertaken as part of the preparation of the leisure SPG that will 
accompany the LDP, in particular policy CW10. 
 
Planning History 
Four planning applications have been received on this parcel of land, all of 
which have been for residential development and all of which have been 
refused (Ref: 5/5/86/0588/OUT, 5/5/87/0339/OUT, P/06/0553/OUT and 
P/07/0670/OUT).  The 1986 and 1987 applications were refused on the 
grounds that the site lie outside of the settlement limits on the Mid 
Rhymney Valley Plan.  An appeal was received in relation to the refusal of 
5/5/87/0339/OUT.  The appeal was dismissed on the basis that the 
appeals site “would be seriously harmful to the character of the area. It 
would extend the existing settlement boundary well beyond its present 
limits causing irreversible erosion of pleasing open countryside in this 
locality” (Appeal ref: 5/5/87/0339).  The 2006 and 2007 applications were 
refused on the basis of loss of informal open space within the Council 
Approved UDP. 
 
Policy Context 
Leisure 
The key policy documents that relate to this issue are Planning Policy 
Wales and Technical Advice Note 16: Sport, Recreation and Open Space. 
 
Paragraph 3.12 of Technical Advice Note 16 states that, when deciding 
which sites to allocate for informal open space “it is important that urban 
vacant and underused land is not unnecessarily protected from 
development” by way of a land use allocation.   
 
The site is currently allocated in the Council Approved Unitary 
Development Plan for informal recreation, L7 (4).  However, as a result of 
the review of this allocation as an integral part of the preparation of the 
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LDP, it was concluded that the site should not be allocated for informal 
recreation purposes as the land has access constraints, is in private 
ownership and the Council would not be in a position to realise the 
development of this site within the plan period. 
 
Settlement Boundary 
The site previously lay outside of the settlement boundary in the Mid 
Rhymney Valley Local Plan and was inside the settlement boundary within 
the Council Approved UDP, but was allocated as informal leisure as 
detailed above. 
 
In order to ascertain the suitability or otherwise of land for inclusion within, 
or exclusion from, settlement boundaries, a comprehensive review of 
settlement boundaries was undertaken to inform the LDP.  The location of 
the settlement boundary is based on a robust and credible assessment 
and ensures that the future pattern of development adheres to the LDP’s 
development strategy. 
 
National Guidance advises that settlement boundaries are based on 
robust and defensible boundaries. In this location the most defensible 
boundary is the line of existing development.  The site should therefore be 
excluded from the settlement boundary in the Deposit LDP.  The white 
land currently within the settlement boundary is open in nature, with strong 
visual links to the open countryside beyond the existing settlement 
boundary.  There is no other obvious boundary that would demarcate the 
settlement boundary other than the line of current built development. 
 
Green Wedge Designation 
In order to ascertain the suitability or otherwise of land for inclusion within 
green wedge designations, a comprehensive review was undertaken.  
Land at Berllanllwyd Street was considered to form part of the settlement 
of Penpedairheol and was not considered necessary to fulfil the function of 
the green wedge.  However, It is considered that as the settlement 
boundary is recommended to amend the green wedge SI1.7 boundary to 
be taken to the amended settlement boundary line. 
 
Test of Soundness 
The Representor considers that the omission of site LE99.5 for informal 
leisure use is considered to conflict with tests of soundness C1, C4 and 
CE2.  The representor submitted no evidence to substantiate these claims. 
 
Conclusion 
Due to the private ownership of the land at Haulwen Road, it is not 
considered suitable to include the land as a leisure allocation.  Planning 
history on the site has demonstrated that the land is not considered 
suitable for development due to the open nature of the site and its 
countryside setting.” 
 

The Officer recommendation was: “That the Council recommends to the 
Planning Inspector that the settlement boundary be amended to exclude land 
at Haulwen Road and green wedge boundary SI1.7 should be amended to 



Council Consideration of Representations on Focused Changes 
1st December 2009 

 

 57

include the site.”  The Council meeting of 15th September 2009 resolved to 
accept the officer’s recommendation. 
 
Planning Rationale 
A significant concern have been raised by the Welsh Assembly Government 
that there is no justification as to why the Focused Change, proposing to 
exclude the site from the settlement boundary and include it within the green 
wedge, has been made, as no planning rationale has been provided.  It is 
likely that the Welsh Assembly Government has been unable to see the 
altered officer report on the site, which was presented directly to the Council 
Meeting as an errata sheet.  The Members were actually following the officer 
recommendation in the errata sheet and hopefully this revised report also 
contains sufficient planning rationale to meet the Welsh Assembly 
Government’s concerns. 
 
Site and Boundary Designations 
The Planning History indicates the unsuccessful efforts made to seek consent 
for built development on the site.  In view of this, the retention of the land 
without specific designation within the settlement boundary is not helpful.  The 
proposed change is not substantive, but is considered to improve the clarity of 
the Plan.  This Focused Change has also met the concerns raised at the 
Deposit Stage.  Importantly, the change would not affect the soundness of the 
Plan. 
 
OFFICER RECOMMENDATION 
That the Council consider whether to maintain or withdraw the Focused 
Change. 
 



Caerphilly County Borough Council
FC 12 Amendment of the settlement boundary to 
exclude land at Haulwen Road, Penpedairheol and 
amend the Green Wedge boundary respectively (LE99.5/SB99.55/SI99.2) 

1:3,500

OS Products: © 100025372, 2008.  MasterMap™, 1:10000, 1:25000, 1:50000, 1:250000, 
Image Layers: © 2006 produced by COWI A/S for 

the Welsh Assembly Government's Department for Environment, Planning and Countryside.
© GeoInformation Group 1948, 2001, 2004-5, 

© The Standing Conference on Regional Policy in South Wales (1991), 
© BlomPictometry 2008.

Mae atgynhyrchu heb awdurdod yn torri hawlfraint y Goron. 
Gall hyn arwain at erlyniad neu achos sifil. Cyngor Bwrdeistref Sirol Caerffili, 100025372, 2007.



Council Consideration of Representations on Focused Changes 
1st December 2009 

 

 59

FC13 - Allocation of site D61 - Land Off Penallta Road, Ystrad Mynach 
for allotment use. 
 
Representation Type – Focused Changes 
 
2282.F12 Welsh Assembly 

Government 
Object Objection to FC13 as it was 

made against officer 
recommendation without any 
planning rationale. 

 
SUMMARY OF REPRESENTATION 
The proposed change has been made against officer recommendation without 
any planning rationale having been provided. It is considered that this change 
must be unsound and the original position should be reflected in the plan. 
 
ANALYSIS 
This site was considered for inclusion in the LDP as a housing site as part of 
the Candidate Site assessments undertaken during the preparation of the 
Deposit LDP.  The Assessment concluded that, whilst the site is important in 
biodiversity terms, part of the site could be suitable for consideration for an 
allocation in the Plan.  The preferred use for the site was Housing, subject to 
(a) the provision of a buffer for the SINC, and (b) the results of the required 
surveys.  However local members raised concerns that the site should be 
considered for allotment use. 
 
Ultimately the site was not allocated for any land use in the LDP due to the 
fact that work was ongoing on the development of an Allotment Strategy for 
the County Borough, which would assess need and identify locations in need, 
and, in order to ensure the appropriate mix of housing and allotment 
development, the study needed to be concluded prior to any land use decision 
being made.  The site is located within the identified settlement boundary and 
as such the site could be brought forward for residential, allotment or mixed 
use development without the need for it to be an LDP allocation. 
 
Whilst the work is still ongoing in respect of the Allotment Strategy, 
preliminary work has identified that Ystrad Mynach is an area of high demand 
for allotments and this strengthens the case for allotment use on this site, 
although further work is required before the Strategy will be completed. 
 
This site has been considered for development throughout the LDP 
preparation process, and its allocation for allotment use has been considered 
prior to the publication of the Deposit LDP.  It was the lack of comprehensive 
background information, in respect of allotment need, that led to the decision 
not to allocate the site. Whilst not concluded, the current work on the Strategy 
has identified Ystrad Mynach as an area of high need and the allocation of the 
site for allotment use is based upon this.  Consequently there are sound 
planning reasons for allocating the site for allotment use. 
 
Tests of Soundness 
The objection has been raised in respect of the soundness of this Focused 
Change and that relates to the lack of planning background to the change that 
would not conform to Test CE2 in that it was not based upon a credible 
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evidence base and is unrealistic.  There is a reasonable planning rationale for 
the allocation of the site for allotment use, as the information base in respect 
of this issue has been strengthened.  Therefore the Change satisfies this Test 
of Soundness. 
 
OFFICER VIEW 
The site is suitable for housing and/or allotment use and its identification for 
allotment use, whilst premature to the emergence of the Allotment Strategy, 
accords with the current findings on allotment need.  The allocation of this site 
for allotment use will provide a facility that will help meet the identified need in 
Ystrad Mynach.  
It should be noted, however, that the key work on identifying sites for 
allotments to meet the needs of the county borough as a whole has yet to be 
concluded.  
 
OFFICER RECOMMENDATION 
That in light of the representations made that the Council considers 
whether to maintain or withdraw Focused Change 13. 
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FC15 – Deletion of the housing, leisure and community facilities 
allocations at St Ilan School, Caerphilly (HG1.68/CF1.28/LE4.13) 
 
Representation – Focused Changes 
 
1492.F5 
 
2282.F13 
 
 
 
2534.F3 
 
2632.F3 
 
2632.F7 
 
2712.F3 
 
 
3317.F5 
 
3840.F3 
 
4002.F3 
 
4004.F3 
 
 
4005.F3 
 
 
 
4006.F3 
 
4010.F3 
 
 
 
4120.F3 
 
 
 
4254.F11 
 
4254.F3 
 
4254.F7 
 
4299.F3 

Home Builders 
Federation 
Welsh Assembly 
Government 
 
 
Hengoed Developments 
Ltd 
GB Engineering Ltd 
 
GB Engineering Ltd 
 
Trustees of Joseph 
Thomas Davies 
(Deceased) 
Sullivan Land and 
Planning 
Mr & Mrs D Roberts 
 
Bowen Partners 
 
Caerphilly Investments 
Ltd 
 
Mr & Mrs Ian Weedon 
 
 
 
Mr & Mrs  Thomas-
Davies 
Mr & Mrs  Moyle 
 
 
 
Howses Ltd 
 
 
 
Howses Limited 
 
Howses Limited 
 
Howses Limited 
 
Mr Gary Greenhaf 

Object 
 
Object 
 
 
 
Comment
 
Comment
 
Comment
 
Comment
 
 
 Object 
 
Comment
 
Comment
 
Comment
 
 
Comment
 
 
 
Comment
 
Comment
 
 
 
Comment
 
 
 
Comment
 
Comment
 
Comment
 
Comment

Object to the deletion of housing 
sites due to impact of flexibility 
Objection to FC15 as it was made 
against officer recommendation 
with no apparent planning 
rationale 
Submission in relation to land at 
Valley View, Cefn Hengoed 
Submission in relation to land at 
Caerphilly Road, Ystrad Mynach 
Submission in relation to land at 
Croespenmaen Industrial Estate 
Submission in relation to land at 
Pen y Cwarel Road, Wyllie 
 
Object to the deletion of housing 
sites due to impact of flexibility 
Submission in relation to land at 
Southend Terrace, Pontlottyn 
Submission in relation to land at 
Ty Du Farm, Nelson 
North of Westhaven should be 
allocated to address shortfall from 
deletion of housing site HG1.68  
Land North of Van Road should 
be allocated to address shortfall 
from deletion of housing site 
HG1.68  
Submission in relation to land at 
Tyle Gwyn, Wyllie 
Land at Pengam Road, Ystrad 
Mynach, should be allocated to 
address shortfall from deletion of 
housing site HG1.68  
E43 South of Wyllie Colliery 
should be allocated to address
shortfall from deletion of housing 
site HG1.68  
Submission in relation to land 
opposite Brynderwen, Markham 
Submission in relation to land at 
Upper Road, New Tredegar 
Submission in relation to land at 
Abernant Road, Markham 
Land at Gwern Y Domen should 
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736.F1 

 
 
 
Cllr David Hardacre 

 
 
 
Object 

be allocated to address shortfall 
from deletion of housing site 
HG1.68  
Objection to FC15 relating to St 
Ilans 

 
SUMMARY OF REPRESENTATIONS 
Benefits of the Deposit LDP proposals  
The Representor argues that the Focused Changes in respect of the St Ilans 
site should be reconsidered and the original conclusions and 
recommendations as set out in Volume 4 of the Council report should be 
accepted as this will ensure that there remains sufficient land available for 
future development in the Caerphilly Basin and will ensure that this substantial 
asset is maximised for the benefit of Caerphilly residents. 
 
St Ilans school should be used to relocate the two schools as identified in the 
report to ensure that the schools are fit for purpose and offer better teaching 
facilities. The school governors and teachers of Plasyfelin and YGG Caerfilli 
were involved in the discussions regarding the relocation and were 
overwhelmingly in favour. 
 
The objections raised have all been addressed thus leading to the officer's 
conclusion that the allocations should be retained. 
 
No justification for Council resolution   
The Welsh Assembly Government considers that the proposed change has 
been made against officer recommendation without any planning rationale 
having been provided. It is considered that this change must be unsound and 
the original position should be reflected in the plan. 
 
Impact of Housing Land Supply 
Furthermore, it is argued that the deletion of the housing sites referred to will 
contribute to over 800 dwellings or 13% of the total allocation being removed 
from the Plan without any new proposals to compensate for the loss of these 
development opportunities. This will result in a reduced overall provision of 
some 7,800 dwellings, which, even with a flexibility allowance, will only 
increase provision to 9,600. This is far below the new household requirement 
for Caerphilly of 11,300 identified in the Welsh Assembly Government’s 
Household Projections for Wales (2006-based) published in June 2009. 
 
This is particularly relevant in the Caerphilly Basin as, a year on from the 
publication of the Deposit Plan, there is no further evidence to demonstrate 
that the proposed Bedwas Colliery scheme, for which provision is made for 
630 units, can be delivered within the Plan Period. 
 
To address the perceived shortfall in housing resulting from the deletion of 
this site, a number of other sites have been suggested as alternatives 
including: 
 

• Valley View, Cefn Hengoed 
• Caerphilly Road, Ystrad Mynach 
• Land at Croespenmaen Industrial Estate, Croespenmaen 
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• Land at Penycwarel Road, Wyllie 
• Southend Terrace, Pontlottyn 
• Ty Du Farm, Nelson 
• North of Westhaven, Caerphilly 
• North of Van Road, Caerphilly 
• Tyle Gwyn, Wyllie 
• Pengam Road, Ystrad Mynach 
• South of Wyllie Colliery, Wyllie 
• Upper Road, New Tredegar 
• Abernant Road, Markham 
• Brynderwen, Markham 
• Gwern Y Domen, Caerphilly 

 
It is considered that the Focused Change goes to the heart of the Plan 
process, and the basis upon which previous representations were made has 
been significantly changed as a result. Consequently, there is a need for 
compensatory sites to be included. These proposed alternative sites are 
supported by Sustainability Appraisal/Strategic Environmental Assessment 
documents.  
 
ANALYSIS 
Deposit Local Development Plan 
The future of the St Ilan site was considered by Cabinet in July 2007 where it 
was resolved to endorse proposals to utilise the main school buildings at St 
Ilan for the relocation of YGC Caerffili and Plasyfelin Primary School and 
progress the development of the residual land for residential purposes. 
 
This Cabinet decision was reflected in the Deposit LDP where the site was 
allocated for a mixed-use development incorporating housing, leisure and 
education facilities. As part of this proposal YGC Caerffili and Plasyfelin 
Primary School were to be relocated to the listed school buildings on the 
former St Ilans Comprehensive School site (allocated under CF1.28) allowing 
the residual land to be allocated for leisure (LE4.13) and housing (HG1.68), 
where an indicative 200 units was proposed. 
 
Representations were made at Deposit stage raising concerns in respect of 
traffic and transport, flood risk, sewerage capacity, the need for housing, air 
quality, the capacity of community facilities and nature conservation. 
Furthermore, two alternative uses were put forward for the site – one to retain 
the whole area for leisure (LE99.26) and one to use St Ilans as a Welsh 
Medium school (CF99.3). 
 
The concerns identified were addressed comprehensively in Volume 2 of the 
Council Consideration of Representations reported to Council on 15th 
September, which concluded:  
 

“Whilst a large number and wide range of objections have been 
submitted in respect of the site, much of the objection is based upon 
statements that have little evidence to support them, or are raising 
concerns over potential adverse impacts of the development. 
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Many of the representations relate to matters that are more 
appropriately dealt with at planning application level. On a more 
strategic level the concerns in relation to traffic generation, flood risk, 
air quality and the perceived of open space are valid concerns. 
 
With regards to traffic, a TIA supports the allocation in the LDP by 
indicating that the additional trips generated by the development could 
be accommodated. 
 
In relation to air quality, the St Ilan school site, the proposed 
development site itself does not fail the national air quality standards, 
although there are concerns in the wider area that will need to be 
considered as part of any planning application. 
 
The findings of the Flood Consequences Assessment undertaken to 
support the allocation of the site indicates that only a small proportion 
of the site is liable to flood and mitigation can occur through the 
sensitive design of the mixed-use scheme to ensure that no highly 
vulnerable development is proposed within the small area at risk of 
flooding. This approach is deemed acceptable to the EA who have now 
withdrawn their objection to the allocation of the site. 
 
Concerns regarding the loss of open space are not justified, as there is 
a commitment to replace any playing fields lost to development in 
accordance with national planning guidance. Whilst a small area of 
poor quality scrubland will be lost as part of the development, it is 
considered that there is still sufficient natural greenspace in the area to 
meet the needs of residents in accordance with standards set by CCW. 
 
It is clear from the representations, however, that there are a number of 
constraints to development on the site due to the ecological value of 
parts of the site, flood risk constraints and the mixed use nature of the 
development and therefore the need for a more comprehensive 
development brief which builds on the indicative layout produced as 
part of the 2007 Cabinet report is required. 
 
No substantive evidence has been submitted to justify the allocation of 
the St Ilan school site entirely for education (CF99.3) or for leisure 
(LE99.26) purposes. It is considered that these proposals would fail to 
accord with Tests of Soundness CE2 on the grounds of realism. 
Furthermore, the resultant loss of a significant housing site that would 
occur should these options go forward would undermine the strategy 
through the loss of a major housing site. 
 
Overall there are no substantive reasons for changes to be made to the 
allocations in the LDP”. 

 
The officer’s recommendation was that “that the Council recommends to the 
Planning Inspector that no change should be made to the LDP in respect of 
the representation in relation to the deletion of site HG1.68.”  
 
However, prior to the Council meeting held on 15th September 2009, the 
report of representation for the St Ilan site was considered by the LDP Focus 
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Group, which concluded that the housing allocation could constrain the 
Council’s emerging education strategy.   Consequently, to retain flexibility, the 
Focus Group resolved “to recommend to Special Council that the Deposit 
Plan allocations for the site be removed and the site be designated within the 
LDP as ‘white land’.”  At the meeting of Council on 15th September 2009, it 
was resolved to accept the Focus Group’s recommendation to delete the 
allocations on the site. 
 
Benefits of the Deposit LDP proposals 
It is argued by the representor that the allocations should be re-instated as 
there are benefits to the scheme, most notably that it would provide an 
opportunity to improve facilities at the two schools to be relocated into the St 
Ilan building and the fact that the site is a significant Council asset from which 
gains should be maximised. 
 
In response to the first point, it is acknowledged that the relocation of the two 
primary schools into the secondary school buildings would have substantial 
benefits in ensuring they are fit for purpose. The re-use of these buildings 
would represent an efficient use of land and buildings, particularly as the St 
Ilan buildings are listed and therefore must be retained. This is clearly a 
significant consideration and formed part of the basis as to why the allocations 
were included in the Deposit LDP.   Furthermore, in addition to the benefits of 
offering a sustainable solution for delivering the necessary improvements to 
the primary schools in question, the proposal promotes the opportunity for 
development in a sustainable location in close proximity to a principal town 
centre with access to services and key transport nodes.  
 
As set out in the Council Consideration of Representations report, the loss of 
the site for housing would effectively result in the loss of a significant capital 
receipt that would otherwise be generated from the site. An alternative use of 
the site for a Welsh Medium school would mean that the two primary schools 
could not be relocated and therefore no surplus land would be available for 
housing. Without the significant funding generated from the sale of land for 
housing, it raises questions over the viability of an alternative use such as the 
Welsh Medium School proposal. 
 
Whilst it is noted that the Council decision to leave the site as ‘white land’ 
offers a degree of flexibility in its future use, one of the main purposes of the 
LDP is to provide certainty to developers by allocating land for development. 
The clear allocation of the land for housing will provide certainty and help to 
stimulate investment in the area and subsequently maximise the value that 
can be obtained from the land. 
 
No justification for Council resolution   
Significant concerns have been raised from both the Home Builders 
Federation and the Welsh Assembly Government that there is no justification 
as to why the Focused Change proposing to delete the site has been made as 
no planning rationale has been provided.  
 
The decision to recommend removal of the allocations on the site was made 
at the Council meeting on the 15th September 2009 on the basis of 
recommendations from the LDP Focus Group meeting held on 4th June 2009. 



Council Consideration of Representations on Focused Changes 
1st December 2009 

 

 67

 
At the Focus Group meeting ward members reiterated the concerns raised by 
representors in respect of the loss of open space, traffic generation, flood risk 
and air quality. Concerns were also raised that there was a need for extra 
Welsh Medium places in the near future and that the re-use of St Ilan for 
Welsh Medium education would address this. It was considered that by 
removing the allocations from the Deposit Plan it would allow flexibility rather 
than committing the Council to a particular land use for the site. 
 
Impact on Housing Land Supply 
Concerns have been raised that no compensatory sites have been proposed 
to address the perceived shortfall that would result from the deletion of St Ilan 
and other sites. 
 
Overall, taking into account all recommended changes a total of 986 dwellings 
over six sites have been recommended to the Inspector for removal. If a direct 
comparison is made with the Deposit LDP figure based on the housing supply 
situation as of 1st April 2007, the total land supply figure would equate to 
9,417 dwellings.  
 
However, it should be noted that BP6 Supplementary Paper 3 on Housing 
Land Supply considers a more up-to-date position on housing land supply, 
which takes account of completions in the first three years of the plan period 
up to 1st April 2009, as well as updated assumptions on windfall sites, empty 
properties, conversions, small sites and demolitions. If the total units on 
housing sites recommended for removal were factored into this updated 
housing supply calculation, the land supply figure would equate to 10,045 
dwellings, which still offers a significant degree of flexibility and choice. 
 
It should also be noted that five of the six sites recommended for removal, 
including St Ilans, will remain as unallocated sites within the settlement 
boundary and therefore future applications for development including housing 
may be acceptable in principle in the future, subject to taking into account all 
other material considerations. In light of this, it is considered that the figure 
assumed for windfall may realistically be higher than identified if site-specific 
constraints could be overcome, therefore increasing the land supply figure.  
 
Specific reference has been given to the availability of land in the Caerphilly 
Basin, with doubts being raised over the delivery of Bedwas Colliery.   It 
should be noted that Bedwas Colliery was not subject to a Focused Change 
and therefore this comment is not duly made. However, it is worth noting that 
the suitability of the site as an allocation is still considered acceptable on the 
basis of robust evidence and at the meeting of Council on 15th September it 
was resolved to recommend to the Planning Inspector that no change be 
made to the Deposit LDP in light of representations received. 
 
With regards to the overall housing provision in the Southern Connections 
Corridor, it is considered that sufficient land is still available to sustain the 
area. There are still 3,127 units allocated in the strategy area, many of which 
are already committed and therefore it is realistic to assume that they will 
delivered early in the plan period. This is considered sufficient to sustain 
existing communities.  
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Within the Caerphilly town boundary alone there are 10 other allocated sites, 
totally 1,057 units, the largest of which have the benefit of planning consent. 
Whilst clearly the inclusion of St Ilan would increase the choice of sites 
available for development in the Caerphilly Basin, there remains sufficient 
land to reflect the role and function of Caerphilly without this allocation. It is 
also likely that additional windfall sites will come forward during the plan 
period.  
 
It should be noted that whilst it is recommended by the Council that the 
housing allocation be removed, the site will remain within settlement limits as 
‘white land’ and therefore could still come forward for development if deemed 
appropriate by the Council in the future.  
 
Whilst the proactive allocation of the site for the mix of uses would provide a 
greater degree of certainty over the future development of the site and would 
contribute to the choice and range of housing sites in the LDP, it is considered 
that sufficient land remains available to meet LDP requirements, and therefore 
the recommendations will not have an adverse affect on the soundness of the 
LDP. 
 
Since the preparation of the Deposit LDP, WAG have published for the first 
time local authority projections using a 2006 base for both population and 
households in the period up to 2031. The WAG 2006-based household 
projections identify an increase of 11,300 households, 2,675 households 
higher than the housing requirement of 8,625 for which the plan makes 
provision.  
 
Representors have raised concerns about the significant shortfall between the 
provision in light of the Focused Changes and the 2006-based projections. 
The Council’s response to the publication of the 2006 Population and 
Household projections is set out within Supplementary Paper 1 of Background 
Paper 6. However, the key point to note is that this is the first time such 
projections have been published at local authority level and there has 
currently been no opportunity for the figures to be reviewed by users. There is 
concern regarding the projections for Caerphilly, as they are considerably 
higher than would be expected on the basis of long-term trends. These 
projections were not available at the time of preparation of the Deposit LDP 
and therefore the First Review of the LDP, which is likely to be nine years into 
the plan period, is considered to be a more appropriate time to review this 
new information. 
 
The 15 sites that are being promoted as alternatives in order to address the 
perceived shortfall in housing resulting from the recommendations to delete 
housing sites have all been considered previously as candidate sites and/or 
alternatives sites where it was concluded that they were not suitable for 
inclusion in the Deposit Plan. The justification for this is set out on a site-by-
site basis in the Council Consideration of Representation report presented to 
Council on 15th September 2009. As the sites being promoted were not 
subject to a Focused Change, this consultation is not the appropriate time to 
reconsider the merits of otherwise of the sites in question.  
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OFFICER VIEW 
St Ilan was allocated in the Deposit LDP as a mixed-use site comprising 
housing, leisure and education as it offered one of the most sustainable 
opportunities for housing development in Caerphilly town centre and would 
allow for the efficient re-use of buildings and land.  Its re-instatement as a 
mixed-use site would be positive from the perspective of sustainable 
development as the housing site is well related to the town centre and 
transport nodes and would accord with the strategy insofar as it promotes 
resource efficient settlement patterns, exploits Brownfield land and reflects the 
role and function of Caerphilly as a Principal Town. The scheme would also 
facilitate necessary improvements to the primary schools, which is a further 
benefit.  
 
It is important to note that the Welsh Assembly Government has serious 
concerns regarding the deletion of this site as a housing allocation due to the 
apparent lack of planning rationale for this decision.  However, there is a clear 
rationale in ensuring there is flexibility in the future use of the site so that 
possible alternative uses are not constrained. 
 
Ultimately it will be for the Planning Inspector to exercise his professional 
judgement based on the evidence available, the representations made and 
the evidence leading to the Council decision as to whether or not the focused 
change renders the plan unsound, however given the concerns raised by 
WAG it is important that due consideration is given to this matter. 
  
OFFICER RECOMMENDATION 
That the Council consider whether to maintain or withdraw Focused 
Change FC15. 
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FC16 - HG1.72 Caerphilly Miners Hospital site - amendment from 
residential to mixed-use development 

 
Representation Type – Focused Changes 
 
1492.F6 
 
2282.F14 
 
 
3317.F6 
 
4274.F1 
 
 
2534.F4 
 
 
2632.F4 
 
 
2632.F8 
 
 
2712.F4 
 
 
3840.F4 
 
 
4002.F4 
 
 
4004.F4 
 
 
4005.F4 
 
 
4006.F4 
 
 
4010.F4 
 
 
4120.F4 
 
 
 
4254.F4 

Home Builders Federation
 
Welsh Assembly 
Government 
 
Sullivan Land and 
Planning 
Caerphilly Miners 
Community Centre 
Management Committee 
Hengoed Developments 
Ltd 
 
GB Engineering Ltd 
 
 
GB Engineering Ltd 
 
 
Trustees of Joseph 
Thomas Davies 
(Deceased) 
Mr & Mrs D Roberts 
 
 
Bowen Partners 
 
 
Caerphilly Investments 
Ltd 
 
Mr & Mrs Ian Weedon 
 
 
Mr & Mrs Thomas-Davies
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Object 
 
Object 
 
 
Object 
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Comment
 
 
Comment
 
 
Comment
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Comment
 
 
Comment
 
 
Comment
 
 
Comment
 
 
Comment
 
 
Comment
 
 
Comment
 
 
 
Comment

Object to the deletion of housing 
sites due to impact of flexibility 
Objection to FC04 as it was 
made against officer 
recommendation 
Object to the deletion of housing 
sites due to impact of flexibility 
A residential-led mixed-use 
scheme on this site should not 
include a leisure element 
Submission in relation to land at 
Valley View, Cefn Hengoed as a 
compensatory alternative 
Submission in relation to land at 
Caerphilly Road, Ystrad Mynach
as a compensatory alternative 
Submission in relation to land at 
Croespenmaen Industrial Estate
as a compensatory alternative 
Submission in relation to land at 
Pen y Cwarel Road, Wyllie as a 
compensatory alternative 
Submission in relation to land at 
Southend Terrace, Pontlottyn as 
a compensatory alternative 
Submission in relation to land at 
Ty Du Farm, Nelson as a 
compensatory alternative 
Submission in relation to land 
North of Westhaven, Caerphilly 
as a compensatory alternative 
Submission in relation to land 
North of Van Road, Caerphilly as 
a compensatory alternative 
Submission in relation to land at 
Tyle Gwyn, Wyllie as a 
compensatory alternative 
Submission in relation to land at 
Pengam Road, Ystrad Mynach 
as a compensatory alternative 
Submission in relation to land to 
form an extension to The Glade, 
Wyllie as a compensatory 
alternative 
Submission in relation to land at 
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4254.F8 
 
 
4254.F12 
 
 
4299.F4 

 
 
Howses Limited 
 
 
Howses Limited 
 
 
Mr Gary Greenhaf 

 
 
Comment
 
 
Comment
 
 
Comment

Upper Road, New Tredegar as a 
compensatory alternative 
Submission in relation to land at 
Abernant Road, Markham as a 
compensatory alternative 
Submission in relation to land 
opposite Brynderwen, Markham 
as a compensatory alternative 
Submission in relation to land at 
Gwern y Domen, Caerphilly as a 
compensatory alternative 

 
SUMMARY OF REPRESENTATIONS 
Objections 
 
Planning Rationale 
The proposed change has been made against officer recommendation without 
any planning rationale having been provided.  It is considered that this change 
must be unsound and the original position should be reflected in the plan. 
 
Impact on Flexibility 
There is a concern that housing sites have been deleted with no provision to 
replace the amount of units lost.  In terms of units, it represents roughly 13% 
of the total housing allocation, which would impact on the flexibility of the 
housing supply in the plan.  There is no justification within the Focused 
Changes document as to why these sites have been removed.  These units 
must be replaced. 
 
Exclusion of Leisure Element 
The principle of the change to HG1.72, as proposed by FC16, is generally 
supported.  However, it is considered that a residential-led mixed-use scheme 
in relation to this site should not include a leisure element.  "Leisure" in this 
context seems to refer to open space, which would be of limited value in this 
instance.  Furthermore, the prescription of an additional use such as leisure 
has the potential to jeopardise the viability of development.  A scheme is 
being formulated regarding the provision of affordable housing across the 
majority of the site, with evolving plans including the retention of the original 
hospital building for community facilities use.  This will impact upon the ability 
of the scheme to deliver additional uses such as leisure or open space.  There 
are no current plans to promote a specific leisure use on the site nor have 
there been any discussions / agreements including the provision of a 
substantial level of open space.  Any scheme including this will adversely 
affect the ability to deliver a community facility, which has received a 
significant level of local support.  Therefore, reference to leisure use should 
be deleted from FC16. 
 
Imposition of Planning Obligations 
Planning Obligations should not be stipulated as part of the allocation but 
instead should be negotiated at application stage.  The nature and scale of 
contributions required will be dependent on the scheme submitted, and should 
not be used to correct existing problems.  Obligations are not referred to in the 
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Statement of Focused Changes but it is appropriate to reiterate this point as it 
relates directly to the viability of this scheme. 
 
Comments 
Impact of Housing Land Supply 
The deletion of a number of housing allocations as a result of the Focused 
Changes has led a number of respondents to press for the reconsideration of 
sites which they had already unsuccessfully promoted during the Plan 
preparation process.  Each of them has argued that the deletion of the 
housing sites referred to in FC04, FC09, FC15, and FC16 will result in 
provision for over 800 dwellings being removed from the Plan without any new 
proposals to compensate for the loss of these development opportunities.  
They argue that this will result in a reduced overall provision of some 7,800 
dwellings, which even with a flexibility allowance will only increase provision to 
9,600.  They note that this is far below the new household requirement for 
Caerphilly of 11,300 identified in the Welsh Assembly Government’s 
Household Projections for Wales (2006-based) published in June 2009. 
 
To address the perceived shortfall in housing resulting from the deletion of 
this site, the following sites have been suggested as compensatory 
alternatives: 

• Valley View, Cefn Hengoed 
• Caerphilly Road, Ystrad Mynach 
• Land at Croespenmaen Industrial Estate 
• Pen y Cwarel Road, Wyllie 
• Southend Terrace, Pontlottyn 
• Ty Du Farm, Nelson 
• North of Westhaven, Caerphilly 
• North of Van Road, Caerphilly 
• Tyle Gwyn, Wyllie 
• Pengam Road, Ystrad Mynach 
• Extension to The Glade, Wyllie Colliery 
• Upper Road, New Tredegar 
• Abernant Road, Markham 
• Brynderwen, Markham 
• Gwern y Domen, Caerphilly 

 
Whilst the Focused Changes representation stage does not cater for further 
site-specific submissions, they consider that the changes proposed go to the 
heart of the Plan Process, and the basis upon which previous representations 
were made has been significantly changed as a result.  These proposed 
alternative sites are supported by Sustainability Appraisal / Strategic 
Environmental Assessment submissions which in their view demonstrate that 
overall positive impacts will result and that the sites should be allocated for 
residential development. 
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ANALYSIS 
 
Deposit Local Development Plan 
The site in question was allocated for housing in the Deposit LDP with an 
indicative capacity of 114 dwellings identified.  Representations were made at 
Deposit Stage raising concerns regarding: 
 

• The site should be retained, at least in part, as a community facility.  
This view was supported by further representations made at the 
alternative sites stage.  The development of the site for a mixed-
use scheme would present a more sustainable option than 
developing it for housing alone. 

• The Greenfield element of the allocation has different requirements 
to the hospital site itself, particularly in design and access terms, 
and should therefore be considered separately.  Suitable phasing 
of development is necessary in order that redevelopment of the 
hospital is not dependent upon the release of the land to the south. 

• Where social rented housing needs to be provided, such a need 
can be met by relying on existing stock. 

• It was considered that the 40% affordable housing requirement on 
sites of this scale is excessive, given the reliance on survey 
information from 2007. 

• The allocation of the site for housing is objected to on the basis that 
it includes Greenfield land. 

• There is no need for new housing within the area.  Caerphilly Basin 
has exceeded its environmental capacity. 

• The Greenfield land should be allocated for leisure use. 
 

Desired changes to the Deposit LDP 
1 That the site be deleted as a housing allocation (HG1.72). 
2 That the site be identified mixed use development comprising 

housing and community facilities. 
3 The Greenfield land to the south should be reallocated for leisure 

use. 
4 The Greenfield land to the south should be subject to a separate 

(housing) allocation. 
 
These concerns were addressed in Volume 4 of the Council Consideration of 
Representations reported to Council on 15th September 2009, where it was 
concluded: 
 

“The Housing MIPPS (2006) stipulates that local planning authorities 
should consider the following factors when allocating housing land: the 
availability of previously developed sites; and the location and 
accessibility of potential development sites to facilities and services by 
non-car modes (Para. 9.2.9). 
 
The site comprises the existing Miners Hospital in Caerphilly together 
with a sloping field directly to the south of the hospital site.  The hospital 
is due to close when the new general hospital at Ystrad Mynach opens 
in 2010.  Given the close proximity of the site to Caerphilly town centre 
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and the status of the site as a previously used piece of land within 
existing settlement limits, the Miners Hospital Site has been identified for 
a residential use within the LDP.  This allocation is consistent with 
national policy. 
 
It is recognised that a mixed-use development at this location would also 
conform to national policy.  It should be noted however that Caerphilly 
Local Health Board and Gwent Healthcare NHS Trust currently own the 
Miner’s Hospital Site and they have not identified a continued need for 
health provision within this building.  To this end, they are in the process 
of disposing of the site, as it is surplus to their requirements.  No 
evidence has been presented to the Council that there is a need for a 
community facility at this location.  Furthermore, no evidence has been 
submitted that indicates that the property will be available for such a use.  
All the indications are that the Trust will be disposing of the site on the 
open market. 
 
During the site assessment work the suitability of land to the south of the 
Hospital Site was also considered.  This part of the site is in Council 
ownership.  The land was originally acquired as a school site prior to 
local government reorganisation, but has since been declared surplus to 
requirements for this purpose.  Leisure Services have no formal interest 
in the land. 
 
Given the relationship of these two pieces of land and the fact that they 
are both in public ownership the two sites have been identified as one 
housing allocation within the LDP.  This decision was taken in order to 
ensure that the whole of this area be developed comprehensively.  The 
advantages associated with a comprehensive development at this 
location are significant.  In order to maximise these advantages the LDP 
indicates that a site development brief should be produced in order to 
identify how constraints to development can be accommodated within 
the scheme, in particular how the existing landscape features such as 
trees and hedgerows can be accommodated.  It should be noted that the 
Caerphilly Miners Hospital is not a listed building and consequently the 
Council cannot insist that the buildings be retained as an integral part of 
the redevelopment of the site. 
 
Any development on the site will be required to exhibit good design in 
terms of its setting, scale, density, layout access arrangements, design, 
materials and landscaping.  In addition, appropriate levels of open space 
to serve the development will need to be provided on site, negating the 
need for the retention of the existing area as open space.  The open 
space element of the proposed development should be designed as an 
integral part of the layout of the scheme as a whole. 

 
Whilst there is a requirement within PPW for authorities to consider the 
phasing of development within development plans, this site is only 
capable of accommodating approximately 114 units and as such a 
phasing policy is not appropriate. 
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The site will be required to provide for affordable housing as a means of 
contributing to a mixed, balanced and sustainable community with the 
Caerphilly Basin.  The specific mix of housing to be provided on site will 
be negotiated with the developer at the planning application stage.  
However, any prospective developers would normally discuss the 
requirements of the Council at pre-application stage in order to ensure 
that the appropriate type of housing is submitted for consideration.  It is 
worth noting however that the public sector has a duty to consider the 
need for affordable housing when disposing of land for residential 
purposes. 
 
Viability work is being undertaken at the present time in respect of 
affordable housing need, and future provision, within the County 
Borough.  When concluded this will form part of the evidence base in 
respect of affordable housing policy within the LDP. 
 
Finally, it has been stated that the Caerphilly Basin has already reached 
its environmental capacity and no further houses should be built at this 
location.  An environmental capacity justification for preventing any 
further house building would need to be based upon a robust 
environmental assessment of the Caerphilly basin, identifying all 
environmental and ecological constraints to development.  No such 
study has been undertaken and the Representors have provided no 
evidence to support such a stance. 
 
Compliance with the LDP 
It is considered that the allocation of Caerphilly Miners Hospital for a 
residential use complies with the LDP development strategy by adhering 
to the following key components: 

• Targeting development to reflect the roles and functions of 
individual settlements; Exploiting Brownfield opportunities where 
appropriate; and 
• Promoting resource-efficient settlement patterns.” 

 
The officer’s recommendation was “that the Council recommends to the 
Planning Inspector that no change be made to the plan in respect of the 
representations.”  This position was endorsed by the LDP Focus Group in its 
subsequent deliberations.  However, at the Council meeting of 15th 
September 2009 it was resolved not to accept the recommendation and 
instead to recommend to the Planning Inspector that HG1.72 be identified for 
mixed-use development, specifically community facilities and leisure, and not 
solely for housing use. 
 
Planning Rationale 
A significant concern have been raised by the Welsh Assembly Government 
that there is no justification as to why the Focused Change, proposing to 
identify the site for mixed-use development, specifically community facilities 
and leisure, and not solely for housing use, has been made, as no planning 
rationale has been provided. 
 
The decision to recommend the re-designation of the site from a housing 
allocation to a mixed-use was made at the Council meeting on the 15th 
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September after Members discussed the representation of the then named 
“Caerphilly Miners’ Steering Group“ group in reference to provision of a 
community facility on part of the site.  Members concurred with the 
representation of the Group and voted to recommend the housing site be 
changed to a mixed-use development. 
 
The Caerphilly Miners’ Community Centre Management Committee has since 
indicated that it has undertaken local surveys to examine the need for a 
community facility and a detailed business plan has been prepared, setting 
out the vision for part of the original hospital building as well as a strategy for 
delivery.  A funding application has been submitted in order to undertake a 
community facility feasibility study which is scheduled for completion in May / 
June 2010.  The purpose of this study is to ascertain the feasibility, financial 
viability and sustainability of such a centre. 
 
The Management Committee has stated that it recognises the importance of 
ensuring that such a development remains viable.  It is committed to working 
with the housing developer to deliver a sustainable and viable facility for the 
wider community, whilst ensuring that the building itself is conserved. 
 
The impact of providing for this proposal would result in a reduced number of 
housing units on the site, but if the scheme is successful it would create a 
valuable community facility for local residents. 
 
Impact on Flexibility 
The Home Builders Federation have objected to the deletion of housing sites 
as a result of the Focused Changes due to their impact on flexibility.  
However, it is not correct to say that the Caerphilly Miners’ Hospital housing 
site will be deleted as a result of the Focused Change.  The mixed-use 
proposal will merely reduce the numbers of dwellings on the site to some 
degree in order to accommodate the other new uses. 
 
The potential housing developer has undertaken a desk study and this has 
established the part of the original Hospital building which the Caerphilly 
Miners Community Centre Management Committee has identified that it will 
require to deliver its proposal.  Secondly, the study has prepared an 
illustrative layout for the remainder of the site taking into account the public 
right of way through the Greenfield land to the south of the Hospital complex.  
The illustrative layout shows that the site could still be able to support 95 new 
houses, alongside the converted Hospital core reborn as the community 
facility sought by the Caerphilly Miners Community Centre Management 
Committee.  Naturally, a detailed study might determine that a slightly 
different scheme may be required because of currently unforeseen 
constraints. 
 
It is therefore considered that the slight reduction in units at Caerphilly Miners’ 
Hospital Site to cater for the proposed community facility will not adversely 
affect the soundness of the plan, as sufficient land is still available for 
development in the Southern Connections Corridor. 
 
The response to this representation makes reference to the flexibility 
assumption of 21%.  However, the loss of 986 dwellings as a result of the 
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Council resolution to recommend to the Inspector to remove six housing sites 
will have an impact on the flexibility allowance assumed in the LDP.  If a direct 
comparison is made with the Deposit LDP figure based on the housing supply 
situation as of 1st April 2007, the total land supply figure would equate to 
9,417 dwellings and therefore the flexibility assumption figure would reduce to 
8.4%.  If instead this was considered against the updated land supply figure 
assumed in BP6 Supplementary Paper 2 on Housing Land Supply (updated to 
take account of all 6 sites recommended for removal), the total land supply 
figure would equate to 10,045 dwellings or a flexibility assumption of 16.5%. 
 
As has been noted in the response, there is no requirement in planning 
guidance to include an allowance for flexibility, although it is customary to do 
so.  The figure of 10% was deemed appropriate in respect of the UDP, and 
the revised LDP figure is only marginally lower than that, although in reality 
based on a more up to date position on housing land supply, the figure is 
higher than 10%. 
 
In light of the above, it is considered that sufficient land is still available to 
meet LDP requirements, and therefore the recommendations will have no 
adverse affect on the soundness of the LDP. 
 
With regards to the overall housing provision in the Southern Connections 
Corridor, it is considered that sufficient land is still available to sustain the 
area.  The Council recommendation to the Planning Inspector that HG1.68 St 
Ilan be deleted as a housing allocation will result in the loss of 200 dwellings.  
In addition, the Brooklands Road site in Risca is also recommended for 
deletion as a housing allocation.  However, overall, there are still 3,127 units 
allocated in the strategy area, many of which are already committed and 
therefore it is realistic to assume that they will delivered early in the plan 
period.  This is considered sufficient to sustain existing communities. 
 

Within the Caerphilly town boundary alone there are 10 other allocated sites, 
totalling 1,057 units, the largest of which have the benefit of planning consent.  
Whilst clearly the inclusion of St Ilan would increase the choice of sites 
available for development in the Caerphilly Basin, there is still sufficient land 
to reflect the role and function of Caerphilly without this allocation.  It is also 
likely that additional sites will come forward as windfalls during the plan 
period. 
 
It should be noted that whilst it is recommended by the Council that the St Ilan 
housing allocation be removed, the site will remain within settlement limits as 
‘white land’ and therefore could still come forward for development if deemed 
appropriate by the Council in the future. 
 
Exclusion of the Leisure Element 
The Caerphilly Miners Community Centre Management Committee has 
supported the principle of the change to HG1.72, as proposed by FC16.  
However, they do not consider that a residential-led mixed-use scheme in 
relation to this site should include a leisure element. 
 
They consider that the inclusion of "leisure" in the Focused Change is 
ambiguous, depending on what is meant.  They note that the Officers' Report 
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to the Council meeting of 15th September 2009, and the minutes of this 
meeting, seem to relate to the provision of "open space" rather than "leisure".  
They consider that this is significant as the reason for the proposed focused 
change is quoted as being to ensure that the plan is in line with the Council 
resolution. 
 
They note that the term "leisure" is not defined within national policy, although 
PPW suggests that the term relates to facilities such as cinemas and bowling 
alleys, rather than open space.  Hopwever, the analysis within the Officers' 
Report implies that the Council is seeking the provision of open space rather 
than specific leisure facilities. 
 
Therefore, "Leisure" in this context seems to refer to open space, which the 
Management Committee feel would be of limited value in this instance.  If this 
is what is meant, the Committee wish for reference to it to be deleted from 
FC16. 
 
The Management Committee believe that prescription of an additional use 
such as leisure has the potential to jeopardise the viability of the rest of the 
proposed development.  They describe a scheme that is being formulated 
regarding the provision of affordable housing across the majority of the site, 
with evolving plans including the retention of the original hospital building for 
community facilities use.  This will impact upon the ability of the scheme to 
deliver additional uses such as leisure or open space.  Any scheme including 
this will adversely affect the ability to deliver a community facility which has 
received a significant level of local support. 
 
The Council’s original plans for the allocation were to develop open space 
facilities for the residents of the new development in an offsite location by 
improving existing leisure facilities in the neighbourhood.  The discussions at 
the Council Meeting on 15th September 2009 indicated that members were 
keen for the open space / leisure requirements of the housing development to 
be located on-site and this is why the mixed-use description includes leisure 
as well as community use. 
 
The location of open space on-site at this allocation is considered desirable.  
However, just like the detail in the illustrative desk top study, this locational 
issue may not prove to be feasible.  In that sense the proposal to deliver 
leisure requirements for future residents on-site is aspirational. 
 
Planning Obligations 
The Management Committee considers that Planning Obligations should not 
be stipulated by the allocation within the LDP but instead should be 
negotiated at the planning application stage.  They argue that the nature and 
scale of contributions required will be dependent on the scheme submitted, 
and should not be used to correct existing problems.  They note that 
obligations are not referred to in the Statement of Focused Changes but feel 
that it is appropriate to reiterate this point as it relates directly to the viability of 
this scheme. 
 
Appendix 7 of the LDP does indeed refer to Planning Obligation requirements 
for the development of the site in terms of leisure contributions.  Planning 
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Obligations via Section 106 agreements are standard requirements for 
housing developments and are limited to providing for the needs of new 
residents and / or ameliorating adverse impacts of the development itself.  As 
such they cannot seek to correct existing problems in an area. 
 
Impact on Housing Land Supply 
Concerns have been raised that no compensatory sites have been proposed 
to address the perceived shortfall that would result from the proposed change 
of HG1.72 Caerphilly Miners Hospital site to a mixed-use development and 
the deletion of other sites. 
 
The desk study that has been prepared provides an illustrative layout for the 
remainder of the site taking into account the public right of way through the 
Greenfield land to the south of the Hospital complex.  The study shows that 
the site is estimated to be capable of supporting 95 new dwellings, alongside 
the retained Hospital area to be converted into the community facility sought 
by the Caerphilly Miners Community Centre Management Committee.  This 
resultant housing figure is only slightly lower than the 114 dwellings estimated 
as feasible for the whole site under LDP Policy HG1. 
 
OFFICER VIEW 
It is considered that the Council’s decision on 15th September to alter the 
allocation of the site to a mixed-use development does not undermine the 
soundness of the plan due to the minimal overall change to development 
outcome.  However, if the site were to be retained in the LDP as a pure 
housing allocation it would in fact be a more accurate description than the 
mixed-use label in the circumstances. 
 
OFFICER RECOMMENDATION 
That the Council consider whether to maintain or withdraw the Focused 
Change. 
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FC19 - Amendment of Minerals Safeguarding Boundaries to extend up to 
Settlement Boundaries 
 
Representation Type – Focused Changes 
 
 1844.F2 
 
 
 2282.F14 
 
 
 4203.F1 

Miller Argent (South 
Wales) Limited 
 
Welsh Assembly 
Government 
 
The Coal Authority 

Support
 
 
Support
 
 
Support

Supports the extension of the 
Minerals Safeguarding Areas up to 
Settlement Boundaries. 
This accords with part of the 
Minerals Statement of Common 
Ground July 2009. 
Supports the extension of the 
Minerals Safeguarding Areas up to 
the Settlement Boundaries.  This 
will prevent the unnecessary 
sterilisation of coal resources within 
Caerphilly. 

 
SUMMARY OF REPRESENTATIONS 
Support 

• Miller Argent (South Wales) Limited support the proposed amendment 
to extend the Minerals Safeguarding Areas up to Settlement 
Boundaries 

 

• The Coal Authority supports the Focused Change to extend the 
Minerals Safeguarding Areas up to the Settlement Boundaries 

 
The previous approach, namely the use of a 500m buffer strip around 
each settlement taken out of the Minerals Safeguarding Areas for Coal 
was not based upon any locally distinctive basis and was consequently 
not based upon a sound evidence base and was an inflexible planning 
tool which takes no account of local topography or the role and nature 
of each settlement and the proposed nature of any coal extraction.  It 
also failed to recognise the circumstances set out in MTAN2 in which 
coal extraction may be appropriate within these zones.  It could also 
prejudice the potential of undertaking prior extraction of coal before 
undertaking new development on the existing urban fringe which may 
be appropriate and necessary to prepare the site for development to 
ensure public safety either from potential ground instability or to 
prevent the risks that can occur from development activity interfering 
with coal seams including spontaneous combustion.  The Coal 
Authority identified that the effect of the 500m buffer zone would 
sterilise a large proportion of the workable reserves in South Wales.  
The BGS at the Coal TAN working Group on the 27th July 2006 
highlighted that their research showed that a 350 metre buffer zone in 
Wales would sterilise 55% of the known coal resource and 66% of the 
resource would be sterilised by the use of a 500 metre buffer. 

 
The focused change will therefore help to prevent the unnecessary 
sterilisation of coal resources within Caerphilly. 
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• The Welsh Assembly Government supports this Focused Change 
which accords with part of the Minerals Statement of Common Ground 
July 2009. 

 
ANALYSIS 
The statements of support for this Focused Change from Central Government 
and key private sector organisations are welcomed. 
 
Deposit Local Development Plan 
Representations were made at Deposit Stage raising the following concerns: 
 

• The Welsh Assembly Government objected because the deposit plan 
did not satisfactorily translate national policy down to the local level in 
that coal is not safeguarded within buffer zones.  The Assembly 
pointed out that there was a conflict because the safeguarding areas 
did not extend up to settlement boundaries. If new development was 
permitted within the buffer zones around settlements without reference 
to the criteria set out in policy CW2, it may sterilise the resource 
beyond the buffer zone. 

 

• The Coal Authority objected to the general approach and specifically 
that the 500m buffer zone around coal working sites was too large.  
The effect of such a zone would sterilise a large proportion of the 
workable reserves in South Wales, including those within Caerphilly 
County Borough.  This approach is not based on any locally distinctive 
basis and is consequently it is not based on a sound evidence base.  A 
buffer zone is an inflexible planning tool, which takes no account of 
local topography, the role and nature of each settlement or the 
proposed nature of any coal extraction or ground works.  It fails to 
recognise the circumstances set out in paragraph 2.16 of the Draft 
MTAN 2 in which coal extraction may be appropriate within these buffer 
zones.  This policy approach could also prejudice the potential of 
undertaking prior extraction of coal before new development. 

 

• COALPRO objected to the Minerals Safeguarding Areas as defined 
because they should extend up to the boundaries of settlements to 
ensure that the identified Areas are not compromised by further 
development outside of the settlement boundary. 

 

• Miller Argent objected to the inadequate extent of the Coal 
Safeguarding Areas and in their view these should be designated right 
up to the settlement boundaries. 

 
Desired changes to the LDP 
1. Reduce the width of the buffer zone around coal working sites to 

take account of local circumstances 
2. Extend safeguarding areas to the boundaries of settlements 

 
Statement of Common Ground – Minerals 
The following information is taken from a document entitled “Minerals - 
Statement of Common Ground between Caerphilly County Borough Council 
and the Welsh Assembly Government, July 2009”.  It is reproduced within 
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Volume 5 of the Council consideration of representations presented to the 
council meeting on 15th September 2009. 
 
The LDP Manual June 2006 states: 

“Where there are strategic or substantial objections to the deposit plan, 
or ones from statutory consultees, the LPA may wish to discuss further 
with the respondent(s), whether they will reconsider their objection, and 
which aspects can be agreed in order to narrow the disagreement to its 
essentials.  Including areas of agreement/disagreement in a ‘statement 
of common ground’ for the Inspector would be helpful at this stage.” 

 
Statutory Consultee – Welsh Assembly Government 
A meeting was held at officer level with the Welsh Assembly 
Government (WAG) on 13th January 2009 to try to reach agreement on 
some of the matters raised in the Assembly’s representation in respect 
of Minerals issues dated 25th November 2008.  The matters on which 
agreement was reached are set out below. 
 
The Council agreed that the safeguarding areas for all minerals should 
be extended up to settlement boundaries as identified on the proposals 
map as set out in the proposed amendment below. 
 
RECOMMENDATION 
1. That the Council recommend to the Planning Inspector that 

the LDP be amended as follows: 
Paragraph 1.69 be amended to read: 
“……… It advocates that minerals resources as indicated 
on the Proposals Map should be safeguarded from 
permanent development that would prevent their 
working. 

2. That the Proposals Map be amended accordingly to show 
safeguarding areas for coal, sand/gravel, limestone and 
sandstone.” 

 
These concerns were addressed in Volume 5 of the Council Consideration of 
Representations reported to Council on 15th September 2009, where it was 
concluded: 
 

Instead of reducing the safeguarding areas by a buffer, the Council will 
rely on national planning guidance in MTAN2 Coal and the policies in the 
LDP to protect the amenity of settlements against new mineral 
development. 

 
The officer recommendation was “that the Council recommends to the 
Planning Inspector that no changes be made to the LDP, except those stated 
in the Statement of Common Ground.”  This position was endorsed at the 
Council meeting of 15th September 2009. 
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OFFICER VIEW 
It is considered that the Council’s decision on 15th September 2009 to 
endorse the focused change remains sound and the recommendation to the 
Inspector to adopt it should stand. 
 
OFFICER RECOMMENDATION 
That the Council maintain the Focused Change 
 



Council Consideration of Representations on Focused Changes 
1st December 2009 

 

 86

Other Changes 
 
Representation Type – Focused Changes 
 
846.F6 
 
846.F7 
 
 
846.F8 
 
846.F3 
 
846.F4 
 
 
846.F5 

Environment Agency 
 
Environment Agency 
 
 
Environment Agency 
 
Environment Agency 
 
Environment Agency 
 
 
Environment Agency 

Comment
 
Comment
 
 
Comment
 
Comment
 
Object 
 
 
Support 

Comment on flood risk at site 
D61 
Comment on inclusion of 
paragraph on St Ilan in 
Appendix 7 
Comment on amendment to 
LE1.27 site boundary 
Comment on deletion of Policy 
SP8 on Flood Risk 
Objection the deletion of Policy 
CW1 on Sustainable Buildings 
Support for the proposed 
deletion of HG1.25 Navigation 
Colliery 

 
SUMMARY OF REPRESENTATIONS 
Comment 
1. Part of this site is at risk of flooding.  However it is recognised that the 

intended leisure use is for allotments that are already in operation. 
 

2. The insertion of a paragraph into Appendix 7 of the LDP in relation to 
HG1.68 as flood risk is a significant constraint that will need to be 
addressed is supported.  However, it is noted that Focused Change 
FC15 proposes that allocation HG1.68 / CF1.28 / LE4.13 be deleted 
from the plan.  Therefore, it is unclear to us what the intention is with 
this site in the Plan. 

 
3. It is noted that it is recommended that the boundary of site LE1.27 – 

Llanbradach Park, Llanbradach be amended to reflect the land 
ownership boundary, towards the River Rhymney.  It is unclear 
whether this would have flood risk implications. 

 
4. It is noted that within the Comprehensive List of Changes that 

Caerphilly County Borough Council have recommended that policy 
SP8 on Flood Risk be deleted from the Deposit Plan. It is understood 
that this change is intended not to replicate national guidance on flood 
risk, and for conformity throughout the Local Development Plan.  The 
Inspector may wish to consider whether reliance on Planning Policy 
Wales and TAN15 is adequate for the County Borough, or whether 
there should be additional provision in the Plan to address flood risk. 

 
Objection 
5. Whilst policy CW1 did reflect what was subsequently contained in 

MIPPS 01/2009, the text that accompanied this policy did go further.  
The policy text did go on to require new housing to achieve Code for 
Sustainable Homes Level 4 between 2010 and 2015; and Level 5 
between 2015 and 2020, which we would support due to the increased 
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resource efficiency, in particular water, associated with these 
standards. 

Support 
6. The deletion of the HG1.25 – Navigation Colliery allocation is 

supported as a housing site due to the uncertainties of being able to 
develop the site (certainly all of the site) without causing increased 
flood risk to third parties. 

 
ANALYSIS 
1) Whilst the site falls within a flood risk area, as identified on the TAN 15 

flood maps, the proposed use as allotments is generally acceptable in 
such areas.  Given this it is highly unlikely that flooding would be a 
significant issue if the proposal were to be realised.  TAN 15 identifies 
that the use of the land for “public open space, outdoor recreational 
uses and agricultural developments are likely to be acceptable in all 
areas where there is a risk of flooding”.  The TAN then advises that 
“However, ancillary buildings or structures required for these uses . . . .  
may not be acceptable in accordance with section 7.”  The Representor 
acknowledges this advice in not requesting that the issue of flooding is 
addressed in respect of the proposal.  
 

2) This issue relates to the fact that the change to amend the description 
of the St Ilan site is at odds with the Focused Change to delete the St 
Ilan site from the Plan.  It is accepted that the two changes are not 
compatible with one another and that only one of the two changes can 
be made to the plan, i.e. if the site is retained the change amending the 
Appendix should reflect the flood risk issue or if the site is deleted then 
its accompanying Appendix should also be deleted making the 
proposed change unnecessary.  

 
However, the starting point for the consideration of the changes is the 
published Deposit LDP.  The changes being proposed have resulted 
from consideration of the representations to the plan at the Deposit and 
Alternative Sites consultations.  With no provision for the Council to 
amend the plan following the publication of the Deposit Plan, the 
Council are recommending changes that should be made to the plan to 
maintain its soundness.  Both of the changes are capable of being 
made to the Deposit LDP and both are, therefore, legitimate changes.  
The Inspector will consider the changes and whether they should be 
adopted and at that time a decision will be made on which change 
should be made (if any) in respect of the St Ilan site. 
 

3) The change extends the allocation boundary to the River Rhymney.  
Whilst the site would be at risk of flooding, the allocation is for the 
protection of open space comprising the park.  As outlined above 
TAN15 identifies that open space is likely to be acceptable in all areas 
at risk of flooding.  Whilst ancillary structures and buildings may invoke 
section 7 of the TAN, there are no new structures planned for the park 
that would invoke this.  Consequently the change is considered 
acceptable in terms of TAN15 and in respect of the flooding issue. 
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4) Policy SP8 of the Deposit LDP related to how Flood Zone C was taken 
into account in identifying allocations in the LDP.  As such it was an 
administrative action, rather than a land use policy and, therefore, it 
was inappropriate to maintain the policy in the plain.  In addition to this 
national policy covered the content of the policy.  The LDP Manual 
advises that plans should not repeat national policy unless local 
interpretation of the policy is required.  In this instance consideration 
was given to whether there were locally distinctive issues in respect of 
the policy and it was concluded that there were none.  Consequently 
the policy is proposed to be deleted rather than be amended. 

 
In respect of the Representors suggestion that the Inspector considers 
whether reliance on national policy in this respect is sufficient, the 
Council is content that the guidance in the LDP Manual is clear and has 
been followed appropriately.  However the Council would also welcome 
the Inspector’s views in respect of this issue, and many other areas of 
concern relating to the issue of omitting national policy from the LDP. 

 
5) Policy CW1, when drafted, was an aspirational policy that sought levels 

of sustainable building over and above that set out in Building 
Regulations.  The issue of enforceability of the Policy was always a 
concern, as Building Regulations set out the base standards of 
sustainability for building and anything over and above that would need 
to be subject to negotiation.  MIPPS 01/2009 changed these 
circumstances as it raised the required base levels of sustainability in 
buildings. 
 
The LDP Manual advises that plans should not repeat national policy 
unless local interpretation of the policy is required.  In this instance 
there were no specific local factors that required explanation or 
amendment to the policy, and the MIPPS addresses the policy content.  
As such the policy is being proposed for deletion. 

 
The Representor seeks to retain the aspirational element of the policy, 
i.e. the increasing requirement over time.  However, indications from 
WAG are that national policy will also adopt a similar incremental 
increase in standards over time, although it is likely this will be on a 
slightly slower timescale.  Given that national policy is a statutory 
requirement and the LDP is aspirational and unlikely to be fully 
implemented, it is appropriate not to retain this in the LDP. 
 

6) The support for the proposed change to delete the HG1.25 – 
Navigation Colliery is noted. 

 
Tests of Soundness 
With four comments and one representation in support of the changes, only 
one issue has been raised that relates to a Test of Soundness.   This is the 
issue of repeating national guidance in the plan and is considered against 
Test C2.  The LDP Manual advises that plans should not repeat national 
policy unless local interpretation of the policy is required. The policy deletions 
proposed as changes to the plan do not have local circumstances that would 
require a policy to explain how the policy is to be implemented on a local 
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scale.  Consequently there is no need for the policies and it is appropriate that 
the policies be deleted in accordance with Test C2. 
 
OFFICER VIEW 
The proposed changes have been justified on the basis of legislative 
changes, Flood Consequence work undertaken after the publication of the 
Deposit LDP and, in the case of Llanbradach Park, in response to a 
representation seeking to rationalise the boundaries of the site with land 
ownership. 
 
The changes maintain the soundness of the plan and as such are appropriate. 
 
OFFICER RECOMMENDATION 
That in light of the representations made that the Council considers 
whether to maintain or withdraw the above Changes. 
 
 

 


