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1          Introduction 
 
1.1 This planning statement has been prepared to accompany a detailed planning 

application by Redrow Homes for the construction of 79 dwellings at land to the east 
of St. Nicholas.  The purpose of the statement is to provide the justification for the 
granting of planning permission for the site which is allocated for housing in the 
emerging Local Development Plan. 

 
1.2 The planning statement should be read in conjunction with the following documents 
 which are also submitted with the planning application.  These are:- 
 

Design and Access Statement 
Ecological Assessment (Ecology Solutions) 
Archaeological Evaluation (Cotswold Archaeology) 
Agricultural Land Considerations (Kernon Countryside Consultants) 
Tree Survey (Treescene) 
Landscape and Visual Assessment (Catherine Etchell Associates) 
Transport Statement (Vectos) 
Drainage Strategy (Phoenix Design)                     
 

1.3 The application site is approximately 3.65 ha in extent and lies to the east of St. 
Nicholas.  The site consists of agricultural fields with the western and southern 
boundaries bounded by residential properties and the northern and eastern boundaries 
which are defined by hedgerows lying adjacent to countryside.  The application site 
area includes the property named Emmaville which is in the Conservation Area and is 
proposed to be demolished to provide vehicular and pedestrian access onto the A48. 
The application site area includes the majority of the land allocated for residential 
development in the Deposit Local Development Plan.  The two fields in the south-east 
of the deposit LDP allocated site are excluded but access will be provided to the 
boundary ensuring a comprehensive development of the site. 

 
1.4 The properties which are adjacent to the southern boundary of the site are within the 
 St. Nicholas Conservation Area but the properties adjacent to the western boundary 
 including the more modern development at Ger-y-Llan are excluded from the 
 Conservation Area. 
 
2. Planning History 
 
2.1 The Council has confirmed that there is no planning history for the identified sites.  
 
3. EIA Screening 
 
3.1     The site was subject to a request for a screen opinion on the 4th December 2013.  The    
   Council issued its screening opinion on the 15th January 2014, confirming that an   
   Environmental Impact Assessment is not required. 
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4. Pre-application Advice 
 
4.1 The application site was subject to a pre-application meeting held on the 22nd January 
 2014 which was followed by a response letter from the Council dated the 5th February 
 2014.  A copy of this letter is included as Appendix A. 
 
4.2 With regard to the development plan context the Council’s letter states that “any 

consideration of the proposals under the draft Local Development Plan Policies 
would be considered premature”. The letter also states that whilst at the time there 
was a deficiency in the 5 year housing land supply the Council were confident this  
deficiency would not exist in the next year’s study (2014) thereby removing the 
justification for  bringing the site forward prior to the adoption of the LDP. The 2014 
JHLAS study indicates a 7.3 year supply.   

 
4.3 The pre-application letter also states vehicular access via Ger-y-Llan is considered to 

be unsuitable and direct access off the A48 would be the most suitable option.  The 
Council also advises that careful consideration should be given to ensure that the 
proposed development would not have any adverse impact on the character of the 
Conservation Area through the use of sensible and suitable house design/layout and 
landscaping.  The letter also identifies several other material considerations including 
drainage, archaeology, potential neighbour impact, ecology and tree impact which 
have all been taken into account in the submission of the detailed planning 
application. 

 
5. Description of Development 

 
5.1 

The planning application is for 79 dwellings including associated open space, 
landscaping and the demolition of the property known as Emmavale to provide access 
onto the A48.  The housing layout includes a mix of detached and terraced housing 
and 35% affordable housing. 
 

5.2 Careful consideration has been given to the layout and design of the proposed 
development to ensure that it will integrate well with the existing village and not have 
an unacceptable effect on the Conservation Area. The house types of from Redrow’s 
Heritage Range which are based on the Arts and Crafts movement reflecting the style 
of some of the buildings within the village, for example Westways, Village Farm, 
Church Hall and Church Hall House.  In order to integrate with the village the layout 
includes a mixture of dwellings some of which will be finished in white rough cast 
render and the remainder in brick with roofs a mix of slate grey/mixed russet tiles. 
The layout and design has also been informed by the landscape appraisal of the site 
which emphasises the need to maintain the rural character of St. Nicholas.  In order to 
achieve this existing field pattern has been retained, gapping up existing hedges where 
necessary and planting a new hedge along the fenced boundary behind plots 48-53. 

 
5.3 Within the site there will be one Local Equipped Area of Play and one Local Area of                            
 Play which are provided in the central part of the site for ease of access for residents.
   

 
5.1 
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5.4 Vehicular access will be provided directly off the A48 with a new priority T-junction. 
 The access road will be 5.5m wide with 2m wide footways either side. The internal 
 road layout provides an access to the remainder of the allocated site.  
 
 
6. Planning Policy Context 
 
6.1     Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that in  
 determining a planning application the determination must be in accordance with the 
 development plan unless material considerations indicate otherwise.  The 
 development plan is the Vale of Glamorgan Unitary Development Plan 1996 – 2011 
 which was adopted in 2005.The relevant policies in the UDP are: 

 
ENV1 -    development in the countryside 
ENV2 -    agricultural land 
ENV4 -    special landscape areas 
ENV10-   conservation in the countryside 
ENV11-   protection of landscape features 
ENV16-   protected species 
ENV27 -  design of new developments 
HOUS2 – additional residential development 
HOUS3 – dwellings in the countryside 
HOUS8-   residential development criteria 
HOUS12-  affordable housing   
TRAN10 - parking 
 

6.2 Under the existing Unitary Development Plan the site falls outside of the St. Nicholas 
 settlement boundary and consequently policies H3, ENV1 and ENV10 are particularly 
 relevant to the proposal. 
 
6.3 However, whilst there is conflict with UDP policies, the UDP is time expired as it 

only covers the period 1996 to 2011 and the settlement boundaries on which it is 
based were drawn on the basis of making housing provision up to 2011. 

 
6.4 Paragraph 2.7.1 of Planning Policy Wales (Edition 7, 2014) states the following: 
 

“Where development plan policies are outdated or superseded local planning 
authorities should give them decreasing weight in favour of other material 
consideration, such as national planning policies in the determination of individual 
applications.  This will ensure that decisions are based on policies which have been 
written with the objective of contributing to the achievement of sustainable 
development (See 1.1.4 and Sections 4.2).” 

 
6.5     Paragraph 4.2.4 of Planning Policy Wales states  
 

“Where relevant development plan policies are considered outdated or superseded 
there is a presumption in favour of proposals in accordance with the key principles 
(see 4.3) and key policy objectives (see 4.4) of sustainable development in the 
planning system.” 
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6.6 Planning Policy Wales also provides advice on prematurity. Paragraph 2.6.3 states: 
 

“Questions of prematurity may arise where an LDP is in preparation but the plan has 
not yet been adopted.  In these circumstances refusing planning permission on 
grounds of prematurity may be justifiable in respect of development proposals which 
are individually so substantial, or whose cumulative effect would be significant that to 
grant permission would pre determine decisions about the scale, location or phasing 
of new development which ought properly to be taken in the LDP context. Refusal will 
therefore not usually be justified except in cases where a development proposal goes 
to the heart of a plan…………… A refusal might be justifiable where a proposal 
would have a significant impact on an important settlement, or on a substantial area, 
with an identifiable character, but is rarely justifiable if a development proposal is 
likely to impact upon only a small area.” 
 

6.7 The submitted planning application cannot be considered to be individually so 
substantial it would pre-determine decisions to be taken in the LDP context.  St. 
Nicholas is defined as a minor rural settlement and in bringing forward of a planning 
application for the 79 dwellings would not go to the heart of the overall LDP strategy 
particularly as the site represents a small percentage of the overall housing land 
requirement for up to 9950 new dwellings over the plan period i.e. 0.79% of the total.  
It would therefore not be appropriate to refuse the application on the grounds of 
prematurity as this would be directly in conflict with the advice in Planning Policy 
Wales. 

 
6.8 The pre-application letter also refers to the five year supply of housing land which 

currently stands at 7.3 years. Whilst there may be a sufficient supply of housing land 
at present the situation will change with the April 2015 Joint Housing Land 
Availability Study.  Technical Advice Note 1, Joint Housing Land Availability 
Studies was published in January 2015 and will therefore provide the context for the 
preparation of the 2015 Joint Housing Land Availability Study.   Section 8 of this 
document provides advice on transitional arrangements: 

 
“It is recognised that for a temporary period some local planning authorities will not 
have an adopted LDP, but may have an adopted Unitary Development Plan (UDP).  
Local Planning Authorities in this position may use their adopted UDP as the basis 
for calculating their housing land supply, using the residual method, provided that the 
UDP is still within the plan period at the base date of the JHLAS.” 
 

6.9 The UDP for the Vale of Glamorgan is time expired and it will therefore not be 
 possible to use the UDP as the basis for calculating the housing land supply. 
 Paragraph 8.2 of TAN1 states the following: 
 
 “Therefore local planning authorities that do not have either an adopted LDP or a 
 UDP will be unable to demonstrate whether or not they have a five year housing land 
 supply and effectively will be considered not to have a 5-year supply.”   
 
6.10 This means that until the LDP is adopted the Vale of Glamorgan Council will not 

have a five year supply of housing land.  The advice in the Council’s pre-application 
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letter has therefore been superseded by the publication of the revised TAN1 which 
means the need to increase the land supply will override the policies of the outdated 
Unitary Development Plan.   

 
6.11 Paragraph 6.2 of TAN1 states: 
 

“The housing land supply figure should also be treated as a material consideration in 
determining planning applications for housing.  Where the current study shows a land 
supply below the 5-year requirement, or where the local planning authority has been 
unable to undertake a study (see 8.2 below), the need to increase supply should be 
given considerable weight when dealing with planning applications provided that the 
development would otherwise comply with development plan and national planning 
policies.” 

 
6.12 The land to the east of St. Nicholas is allocated in the Deposit Local Development 

Plan under Policy MG2(43). The vast majority of the site was also allocated in the 
first Deposit Local Development Plan published in February 2012.Following the 
consultation on the first deposit LDP document the Council approved an extension to 
the site in October 2013 and the site was included in the second deposit LDP which 
was subject to consultation over the period November/December 2013.The first 
deposit LDP was not taken forward due to a change in political control of the Council 
and some housing sites were taken out and others added but the allocation of the land 
remained and was extended. 
 

6.13 In order to justify the allocation of the site the Council has carried out detailed 
 assessments of its suitability and its sustainability credentials in two deposit LDPs. 
 
6.14 In order to assist with selecting suitable sites the Council has adopted a site 

assessment methodology which assess all of the allocated sites against a number of 
planning, environmental, physical and deliverability criteria.  The Council undertook 
a three stage assessment process which included:- 

 
Stage  1- Spatial Strategy Fit,  
Stage  2- Environmental and Physical Constraints and  
Stage 3- Sustainability Appraisal to determine how sites performed against 

 sustainability objectives of the Vale of Glamorgan LDP – Sustainability Appraisal 
 Framework.   

 
6.15 The LDP Sustainability Objectives are similar to those sustainability objectives set out 

in paragraph 4.4.3 of Planning Policy Wales.  Therefore in allocating the site in the 
Deposit LDP the Council has assessed as part of the LDP process that the site is 
sustainable and in a sustainable location and is therefore compliant not only with the 
sustainability objectives of the LDP but also Planning Policy Wales. 

 
6.16 With regard to the stage 1 assessment the Council has published a Sustainable 

Settlements Appraisal Background Paper (September 2013).  The methodology in this 
document follows the guidance in Planning Policy Wales (para 4.7.4) in adopting a 
settlement strategy which seeks to minimise the need to travel increased accessibility 
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by sustainable modes and promote a broad balance between housing and employment 
opportunities to minimise significant commuting distances. 

 
6.17 The Background Paper includes a sustainable settlement appraisal scoring system 

based on accessibility to services/ facilities, bus and rail services and proximity to 
employment and main settlements.  Even though St. Nicholas is categorised as a 
minor rural settlements it is ranked relatively highly at 15 out of the 87 settlements in 
the Vale of Glamorgan.  The Background Paper states that the rural settlements offer a 
more limited but important range of key services and facilities.  These settlements 
have scored relatively highly in recognition of the important role and function they 
play in the rural communities with many of them benefiting from a reasonably 
frequent rural bus service and/or include a primary school, shop, public house or other 
comparable services.  This is the case with St.Nicholas which also benefits from being 
within close proximity to the larger towns and villages in the Vale of Glamorgan and 
close proximity to Culverhouse Cross and Cardiff. 
 

6.18 The application site which relates well to the existing settlement of St. Nicholas is 
 therefore in conformity with the spatial strategy of the LDP. 
 
6.19 With regard to the Stage 2 assessment there are no environmental or physical 

constraints which will prevent the site from being developed which has been 
confirmed by the reports and assessments submitted with the detailed planning 
application. 

 
6.20 With regard to the Stage 3 Assessment a copy of the Council’s Sustainability 

Appraisal of the site is included in Appendix B of this Statement with the main 
contribution to the LDP sustainability objective being the site’s ability to provide 
opportunity for people to meet their housing needs. 

 
6.21 The application is accompanied by several reports and assessments which are also 

relevant to the consideration of the proposal which are considered below. 
 
7. Sustainable Access 
 
7.1 The Transport Statement submitted with the planning application assesses the 

accessibility of the site. The site is located adjacent to a high frequency bus route, 
served by Stagecoach’s X2, Cardiff to Porthcawl service which provides a good level 
of public transport provision connecting the village with key shopping and 
employment centres. The nearest bus stops are 250-300 metres from the site.  
Footway and cycle connections can be provided to the village, via Ger-y-Llan, 
facilitating direct access to the rest of the village and the St.Nicholas Church in Wales 
Primary School. 

 
7.2 Vehicular access will be provided by a new priority T-junction with the A48 with a 

new access through the existing property “Emmaville”. The junction will provide new 
2m wide footways and a right turn ghost island facility and will introduce a change in 
alignment for traffic travelling along the A48 which will have a traffic calming effect. 
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It is also proposed to introduce an improvement scheme to bolster the existing 
gateway feature to further reduce vehicle speeds. 

 
8. Density and Layout of the Development  
 
8.1 The Deposit LDP allocation is for 100 dwellings on the total site area 4.4 ha of which 

0.48 ha is allocated for public open space. The application proposes 79 dwellings at a 
density of approximately 22 dwellings per hectare but includes one LEAP and a LAP. 
The remainder of the allocated land will be able provide the shortfall in the LDP 
allocation. Whilst the density of development is fairly low it will be compatible with 
the existing characteristics of the village where densities are low with dwellings in 
fairly spacious plots. 

 
9. Landscape and Visual Impact 
 
9.1 The Landscape Assessment considers the impact of the proposed development on the 
 St. Nicholas Conservation Area and the Ely Valley and Ridge Slopes Special 
 Landscape Area.  
 
9.2 The southern boundary of the site lies immediately adjacent to the conservation area 

boundary and the access road off the A48 will require the demolition of the property 
Emmavale which lies in the conservation area. The existing hedgerow along the 
southern boundary of the site with the Conservation Area is weak with gaps and this 
boundary will be improved by the provision of a more substantial hedgerow. Due to 
the buffering effect of the Ger-y-Llan development there are no views from the centre 
of the Conservation Area eastwards towards the site and the setting of the church and 
village green and other core elements of the Conservation Area will remain unaffected 
by the development. 

 
9.3 Due to the topography, any views of the site are limited to the edge of the 
 development rather that further inside the site. Most of the views are short to medium 
 range which makes the boundary field patterns more important particularly the trees 
 and hedges along the outside edges of the site, which are able to screen and visually 
 soften the development. 
 
10. Ecological Assessment 
 
10.1 The Ecological Assessment is based on a range of surveys carried out between April 
 and October 2014  
 
10.2 The conclusions of the ecological assessment are as follows:- 
 
10.3 There are no statutory or non-statutory designated sites of nature conservation interest 
 within the application site or wider study for the area.  Although it is not considered 
 that any statutory or non-statutory sites the area will be impacted upon by the 
 proposed development, consideration has been given to potential impacts that could 
 arise from dust, noise and run-off.  
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10.4 The habitats within the application site are generally not considered to be of particular 
 ecological importance although the hedgerows have some limited value. 
 
10.5 Whilst the hedgerows are to be retained within the application there will be some 
 small losses to two hedgerows to facilitate access and to compensate for the small 
 losses two new hedgerows will be planted in the east of the application site.  These 
 will increase connectivity for wildlife through the application site and the wider area. 
 
10.6 It is recommended that any areas of new amenity planting within the application site 
 comprise a mix of native species and those species of known value to wildlife in order 
 to increase biodiversity. 
 
10.7 No buildings within the application site are considered to be suitable for roosting bats 
 and no evidence of bats was recorded within these buildings during the survey work. 
 
10.8 One tree on the western boundary of the site was identified of having some potential 
 roosting bats, but no bats were recorded from the survey and the tree will be retained. 
 
10.9 Some foraging activity of bats was found along the hedgerows which are to be 
 retained within the development. 
 
10.10 The survey results indicate that badgers could utilise the site and in order to ensure 
 that no impacts occur during any construction activities all contractors working on the 
 should be briefed regarding their potential presence. 
 
10.11 Any tree felling or removal of suitable nesting habitat should be undertaken outside 
 the breeding season (March to July inclusive). 
 
10.12 Survey work indicates that there is a small population of Greater Crested Newts in 

two ponds which are both off site and will not be affected by the proposed 
development.  However they could utilise the hedgerows within the site and as a 
consequence any removal of suitable Greater Crested Newt habitat within the 
dispersal distance from the pond(s) will require a licence from NRW. Mitigation 
measures are suggested in order to ensure no unacceptable impacts on the Greater 
Crested Newts including the use of temporary exclusion fencing and hand searches 
over an agreed period of time and during the active Newt season. 
 

10.13 The ecological assessment concludes that all relevant ecological issues have been 
addressed and on the evidence of the specific ecological surveys undertaken and with 
the implementation of a mitigation and recommendations in the report there is no 
current evidence to suggest that there are any overriding ecological constraints in 
relation to the land within the application site. 
 

11. Archaeological Evaluation 
 
11.1 An archaeological evaluation site was undertaken by Cotswold Ecology in 
 November2014.  The evaluation found that no archaeological features or deposits 
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 except for a single furrow were revealed during the evaluation despite there being 
 potential for prehistoric, Roman and medieval remains within the area. 
 
12. Agricultural Land Considerations 
 
12.1 The Agricultural Land Classification Report found that the majority of the site (86%) 

comprises grade 3a i.e. the best and most versatile with the remainder being grade 3b.  
Planning Policy Wales sets out the best and most versatile agricultural land should 
only be developed where there is an overriding need for the development and that 
previously developed land or land in lower agricultural grades is unavailable.UDP 
Policy ENV2 also seeks to protect the best and most versatile agricultural land. 

 
12.2 Previous sections of this report demonstrate that there is an overriding need to develop 

the land to meet ongoing housing requirements.  Whilst the current JHLAS indicates a 
7.3 years supply of housing land this is likely to change in the 2015 study as a result 
of the publication of revised TAN1 which means that the Council will not be able to 
achieve a five year supply.   

 
12.3 With regard to Planning Policy Wales’ requirement to consider previously developed 

land or land in lower agricultural grades, this is a matter which would have been 
considered as part of the LDP settlement strategy which identifies St. Nicholas as a 
sustainable rural settlement capable of accommodating further housing growth.  The 
strategy seeks to allocate housing land in the sustainable rural villages many of which 
are located in areas which are surrounded by areas of the best and most versatile 
agricultural land.  The allocation of the land in the Deposit LDP means that the 
Council has accepted that there will be a loss of a small amount of grade 3a 
agricultural land on this site in order to meet LDP housing requirements. 

 
13. Drainage 
 
13.1 The drainage strategy for the site is that all surface water will be managed via various 

infiltration methods located across the site. Surface water from the adoptable highway 
will be dealt with separately from the domestic run-off and managed via a traditional 
piped system to a main cellular storage system within the public open space in the 
central part of the site. Due to the site topography a small cellular system is required 
at the entrance to the site to deal with a small catchment. Domestic run-off will be 
dealt with in a similar way at source and subject to detailed design.  

 
13.2 Foul drainage will discharge by gravity to the existing adopted system within the site. 
 
14. Flooding  
 
14.1     The site is located within Flood Zone A and considered to be at little risk or no risk of 
 fluvial or tidal/coastal flooding. 
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15. Conclusions 
 
15.1 This planning statement has demonstrated that whilst the submitted planning 

application is contrary to the some of the policies in the adopted UDP there are 
overriding material considerations to justify the granting of planning permission.  The 
submitted planning application covers the majority of the site allocated in the deposit 
LDP and cannot be considered as premature as it is not of sufficient scale to pre-
determine decisions about the scale, location or phasing of new development which 
ought properly to be taken in the LDP context. Planning Policy Wales states that a 
refusal on the grounds of prematurity will not usually be justified except in cases 
where a development proposal goes to the heart of the plan. The planning application 
is for 79 dwellings less than 1% of the LDP total housing requirement. 

 
15.2 Whilst the current housing land supply is 7.3 years the Council has recently granted 

planning permission to Redrow’s proposal at Colwinston where it was recognised that 
there is a requirement to meet ongoing housing requirements. Moreover a revised 
TAN1 has been recently published by the Welsh Government which means that in 
next year’s JHLAS study the Council will not have a five year supply and TAN 1 
advises that the need to increase supply should be given considerable weight when 
dealing with planning applications provided the development would otherwise comply 
with development plan and national planning policies. 

 
15.3 Planning Policy Wales advises that where relevant development plan policies are 

outdated, there is a presumption in favour of proposals in accordance with the key 
principles and key policy objectives of sustainable development in the planning 
system. The allocation of the site in the deposit LDP followed a process where 
potential sites were subject to a detailed assessment of their suitability, including a 
sustainability assessment, and the allocation of the site in the deposit LDP 
demonstrates that the proposal is in accordance with the key principles and policy 
objectives of sustainable development. 
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SA Assessment Criteria: MG2.43 Land to the East of St Nicholas 
 

SITE ASSESSMENT STAGE 3: SUSTAINABILITY APPRAISAL 
 

 
 
 
 
 
 
 
 
 
 
 
 

Assessment Criteria Effect 
Development at the site will have a positive impact on sustainability ++ 
Development at the site will have a some positive impact on sustainability + 
Development at the site will have a negligible or neutral impact on 
sustainability. A recorded neutral effect does not necessarily mean there will 
be no effect at the site level, but shows that at this strategic level there is no 
identifiable effects. 

0 

Development at the site will have a slight negative impact on the 
sustainability. 

– 

Development at the site will have a very negative impact on sustainability – – 
The impact of an issue cannot be predicted at this stage ? 
Development at the site would have positive and negative impacts on 
sustainability 

+/- 

Sustainability Objective Appraisal guidance notes: Assessment Criteria Effect 
1. To provide the 
opportunity for people 
to meet their housing  
needs  

The site has the potential to deliver a mix of housing 
tenures including affordable housing (achievable on 
larger sites through 106 agreements). 
 
Whole or part of the site has been promoted for 
affordable housing. 
 
The site is located in an area of housing need as 
identified in the Housing Market Assessment Study 

The site has the capacity to deliver a range of 
housing tenures and types, including affordable 
housing, within the East Vale housing market 
area where a significant need has been 
identified.  
 

++ 

2. To maintain, promote 
and enhance the range 
of local facilities 

The site is promoted for community, leisure and 
recreational facilities. 
 
The proposal would not lead to a loss of a community 
facility. 
 
The site has the potential to provide community facilities. 

The site is not under consideration for these 
uses and development of the site would not 
result in the loss of community facilities. The 
potential exists for the site to contribute 
towards or provide additional facilities, although 
any contribution would be small as the site is 
small. 
 

0 

905



3. To maintain and 
improve access for all 

Existing services and facilities are easily accessible from 
the site by walking, cycling or public transport. 

The site is on the same side of the road as the 
village facilities. A short walk would bring you to 
bus stops for the main through regular bus 
service which operates from Bridgend to 
Cardiff.  The school is accessible via a short 
walk as is the church.  The village has no 
shops or pubs and the nearest facilities would 
be at Culverhouse Cross.  It is unclear whether 
suitable access could be obtained via Ger y 
Lan as the road does not appear to be suitable 
for additional traffic. 

0 

4. Reduce the causes of 
deprivation 

The development would lead to improved access to 
employment, housing, health, education facilities or 
enhancement of the built environment for wards ranked 
in the lower Indices of Multiple Deprivation.  

Development of the site would have a minor 
impact on reducing the causes of deprivation, 
given its location and that it is under 
consideration solely for housing. 

0 

5. To maintain, protect 
and enhance 
community spirit 

The site would not lead to a coalescence of settlements.  
 
The site would not result in a loss in recreational land or 
a community facility. 

Development of the site would not lead to the 
coalescence of settlements and would not 
result in the loss of recreational land.   

0 

6. To minimise the 
causes and manage the 
effects of climate 
change 

The site would not increase the need to travel and or 
increase travel distances 
 
The site is not located within an area prone to flood risk 
or would will have a negative effect on the quality of 
water resources 
 
The site is capable of incorporating renewable energy 
sources or energy conservation measures 

The site is located close to the centre of St 
Nicholas not far from the village core. The 
nearest shopping is located at Culverhouse 
Cross approximately 2.5 kilometres away. A 
local bus service runs along the A48 between 
Cardiff and Bridgend and the nearest bus stop 
is approximately 300 metres from the site. The 
site is not located in an area prone to flooding 
and sustainable energy could be incorporated 
into the development.   

+ 

7. To minimise waste The site will have a positive impact on waste 
minimisation (e.g. a proposal for new waste 
management facility). 

Development of the site for housing would 
generate additional domestic waste.  

- - 

8. To use  land 
effectively and 
efficiently 

The site is a brownfield site and / or involves the 
beneficial re-use of existing buildings. 
 
The site is capable of accommodating high density 
development  

The site is greenfield and has been identified 
as Grade 2 agricultural land the best and most 
versatile. Development for residential uses 
should reflect the densities of the surrounding 
area. 

- 
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9. To protect and 
enhance the built 
environment and 
natural environment 
 

The proposal would have a neutral or positive effect on a 
conservation area, or buildings or gardens designated as 
having historic interest. 
 
The proposal will have a neutral or positive effect on 
biodiversity, landscape or nature conservation 
designation. 

The site lies adjacent to the St Nicholas 
Conservation Area to the south however 
relatively modern housing is located to the west 
of the identified site. Future development would 
need to respect the character of the 
conservation area as detailed within the 
conservation area appraisal document. The site 
is within the Ely Valley and Ridge Slopes 
Special Landscape Area. 

- 

10. To provide a high 
quality environment 
within all new 
developments 

The development has the potential to support high 
quality public realm. 

There is limited potential for improvements to 
the public realm and any benefits would be 
enjoyed largely by future residents.  

0 

11. To protect, enhance 
and promote the quality 
and character of the 
Vale of Glamorgan’s 
culture and heritage 

The site is not located within a nationally or 
internationally designated ecological site, an Area of 
Archaeological or Historical Importance (e.g. Ancient 
monument, listed buildings, conservation area). 
 
 
 

The site lies adjacent to the St Nicholas 
Conservation Area to the south however 
relatively modern housing is located to the west 
of the identified site. Future development would 
need to respect the character of the 
conservation area as detailed within the 
conservation area appraisal document. No 
other designations would be affected by future 
development. 

- 

12. To reduce the need 
to travel and enable the 
use of more sustainable 
modes of transport 

The site is well served by public transport and accessible 
by walking and cycling. 
 
Services and facilities are easily accessible by a range 
of transport modes including walking and cycling. 

The site is located on the edge of St Nicholas.  
The village facilities are accessible by walking 
and cycling however any future residents would 
be reliant upon the wider range of services and 
facilities available within centres such as Barry 
or Culverhouse Cross to meet their regular 
needs. St Nicholas is served by public transport 
to Cowbridge/Bridgend and Culverhouse 
Cross/Cardiff and there are bus stops 
approximately 300 metres from the site on the 
A48. 

- 

13. To provide for a 
diverse and wide range 
of local job 
opportunities 

The proposal is for new employment development 
 
 
The site would not result in a loss of employment land 
that has been identified as having a continued economic 
role. 

The site is not under consideration for 
employment uses and development would not 
result in the loss of employment land. 

0 
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14. To maintain and 
enhance the viability of 
the Vale’s town, district 
and local centres 

The site is located either within a centre, edge of centre 
or an out of town location.  
 
 

No impact on Vale town centres.  Any 
occupiers of the development are likely to go to 
the out of centre development at Culverhouse 
Cross for there day to day shopping needs as 
the nearest centre.   

0 

15. To promote 
appropriate tourism 

The proposal is either for a new or enhanced tourism 
facility or would not result in a loss of a tourism facility.  
 

The proposal is not for a tourism related use. 0 
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SA Summary Comments  
 
 
The site is under consideration for residential development and is located close to the centre of the village of St Nicholas. The site 
is located close to the main A48 and local bus services operate between Cardiff and Bridgend. Local bus stops are located 
approximately 300 metres from the site. The site has been identified as grade 2 agricultural land and is within the Ely Valley and 
Ridge Slopes Special Landscape Area. The site is also adjacent to the St Nicholas conservation area any future development 
would need to be carefully planned to avoid any adverse impact on these designations.    
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