
Minutes of a meeting of Faenor Community Council held via Zoom Online due to social distancing protocols on Monday 15th March 2021

Present:		Cllr C G B Simpson
			Cllr G Williams
			Cllr T Lambden
			Cllr S Wildig
			Cllr J Wildig
			Cllr H Jones
			Cllr A Evans
			Cllr D Tibbit
			Cllr J Roberts

There were also eight (8) members of the public.

Before the meeting started, the Chairman welcomed all those members of the public who were in attendance. It was, he added, obvious that the recent planning application for land near Hafan y Waun had interested many locals.
He invited representatives from those in attendance to speak to the Council and give their concerns and observations.  Three of those present gave a report to the council.
The chairman then pointed out that once the meeting started, observers would not be able to speak. He asked the observers to put any queries they may have into the “chat” box on Zoom, which the chairman would then decide whether the Council would further discuss.

Apologies		None recorded.	

1. Disclosures of Interest
D Tibbit- Radio Bronglais

2. Minutes of a meeting held on 15th February 2021
Following discussion it was RESOLVED to accept the above minutes as a true record subject to the following changes:
Min 4- Planning (a)- Change the word ‘heard’ to ‘noted’.
Min 5- Correspondence (a)- Change word ‘liability’ to ‘Responsibility’.

3. Matters arising 
a-Commins Coch flooding issues
Another e mail had been recieved from a resident of Commins Coch regarding potential flooding in the area due to drainage issues on nearby land.   It was confirmed by Cllr J Roberts that the council nor community associations had no leases on any land and no responsibility for the potential drain issues in the area.  The Clerk had responded to the corespondents in this matter.  Cllr Roberts agreed to visit the correspondents and explain the issue.
b-Waunfawr bike park lease-
There had still been no responses from CCC regarding the bikepark leases. It was agreed to chase these again with CCC.
4. Planning Matters
The chairman ran over the history of the planning application on Land by Hafan y Waun, his attendance at two Zoom meetings organised by objectors, and letters he had drafted (included as appendices to these minutes).
Cllr J Roberts stated that he had ‘called in the application’ to the CCC planning committee and would reserve his observations for that meeting.
The council had already submitted its planning observations to the committee. It decided not to make any further submissions on this particular planning application.  The Council accepted the draft letter prepared by the chairman.
Cllr Evans asked if Faenor Community Council had received any communication from Llanbadarn Community Council about this planning application, flooding or any related matter. The clerk responded that no communication had been made. (This query related to item 1) in the Final Comments letter – attached as an appendix to these minutes.)

5. Correspondence
a- The Pensions Regulator had confirmed that the council was now fully compliant in its obligations for registration.

6. Bills to be paid
It was RESOLVED to pay the following bills and to accept the bank balance as presented.
P Hemming	(Bins)		£150-00
J Griffiths (March salary)	£374-99
HMRC  (PAYE)			£93-80

Bank Balance as of 13th Feb 21	£9,873-55

7. Outside representations
a-There had been no OVW meetings.
b-Cllr Roberts gave a brief overview on matters from Ceredigion County Council and his work in the community. 

8. Work of the handyman
Cllr J Roberts had asked for a breakdown of what exactly the handyman was doing for the payments made to him.   The Clerk explained that every bill he submitted had a detailed itinerary on it as to the costs. The Clerk has also started to record the information on these jobs on a spreadsheet which will be circulated to Councillors annually so the Council is fully informed about the nature and extent of the work performed by Mr Hemming.
Following discussion it was agreed to copy the invoices to members for information in future for information.

9. Waunfawr playpark
Cllr Tibbet asked for agreement to ‘tidy up’ the entrance to the Waunfawr park entrance that had been previously cleared but had started to become overgrown again.   Following discussion it was RESOLVED that all memberswould visit the area and report back to the next meeting with ideas for improvment to the area .



10. Grant applications
There were three applications for grant aid submitted to the council and following discussion it was RESOLVED to make the following grants:
Urdd Gobaith Cymru (Eisteddfod grant)- 	£600-00
Radio Bronglais-				£200-00
Wales Air Ambulance				£200-00


Appendices
Draft letters circulated round Councillors as background information prior to the meeting are included here.
BUILDING ON LAND ADJOINING HAFAN Y WAUN – RESPONSE OF FAENOR COMMUNITY COUNCIL
This planning application has provoked a large number of objections; and Faenor Community Council has been asked to object to the scheme. The Council has not submitted any formal objection. We have asked for allotments to be included as an integral part of the development including full vehicular access; and we have asked for no disruption of local transport infrastructure during the construction phase. After hearing objections at a public meeting via Zoom, the Council discussed this planning application a second time – but did not change its position.
The points of objection are listed below with comments from the Council.
	Points from Objectors
	Response from Faenor Community Council

	Water, Drainage & Sewage

	The proposed site is unsuitable for development due to the poor drainage of the land and its clay and mudstone soil composition
	The decision about its suitability is a matter for the developer. If they want to spend the extra money needed to overcome inherent drainage problems with a particular site, that is their commercial decision.

	The development and building of Hafan y Waun caused, and continues to cause, substantial drainage issues in the surrounding area with waterlogging and marshy conditions increasing. This issue is clearly seen by the continuous run-off of water onto the Cefn Esgair entrance road and onto Primrose Hill
	Agreed, the building of Hafan y Waun has caused problems. We cannot, however, revisit the planning consent given for that building now.
In practical terms, the developer will have to demonstrate to Ceredigion Council how they will deal with these problems before they are given planning permission.

	There are already flooding concerns in the village of Llanbadarn and Cwmpadarn. It is inconceivable to suggest that this development, coupled with the Brynteg development on Primrose Hill for a further 48 dwellings (which has already received outline planning permission), will not have a detrimental effect on this issue and further increase the likelihood of flooding, especially during periods of heavy rainfall.
	Agreed there are already flooding concerns in Llanbadarn.
The cause of these flooding problems is that rain falling on Waunfawr runs back to the sea through Llanbadarn. Climate change is increasing the frequency of severe rainfall events, and the water table has been slowly rising in Waunfawr for the last couple of decades. In other words, these flooding concerns will continue whether this development goes ahead or not. The objectors have not shown how building houses on already waterlogged land will increase the existing flood risk. In fact, it is perfectly possible that improved drainage installed as part of the proposed scheme could actually reduce flooding in Llanbadarn.
What needs to happen is that Ceredigion Council needs to work with other bodies such as Welsh Water to improve the drainage system so that it can cope with the increased rainfall which we are now experiencing, i.e. better general flood protection measures totally unrelated to any existing planning application.

	Concern must also be raised as to the capacity of the sewerage system to cope with the additional load from this development in addition to the Brynteg development especially in light of such leakages in recent years.
	Welsh Water are responsible for sewerage. If they have not objected, Faenor Council cannot raise this as an objection without supporting evidence.

	There are safety concerns regarding the storage of run-off water within a pond located next to a residential development that will include families with young children.
	Ponds are widespread; and all parents are aware of potential risks. The proposed pond will be shallow. (See also comment on wildlife below.)

	Storage for the slow run-off water from the development is to be located at the far side of the site. This will not prevent water from flash flooding and heavy rainfall levels (as seen in Aberystwyth in recent years) running directly down Primrose Hill
	As pointed out above, run-off of heavy rainfall down Primrose Hill will continue whether this development goes ahead or not. The only cure is a comprehensive flood prevention scheme.

	a)    At the public meeting we organised there was an expressed plea from Llanbadarn Community Council to support them in objecting (as neighbours) in this matter, given the historical issues with water leakage/drainage to Llanbadarn.  It is disappointing that the plea was disregarded, despite the heartfelt request.  A reinforcement of the point in an Objection, would help to ensure that future problems are resolved for the benefit of the locality. It would be the right thing to do for our closest neighbours in Llanbadarn. 
b)    The various drainage reports highlight that there is clearly a drainage issue on the land, and this has apparently been exasperated by the Hafan y Waun development. Surely Faenor CC have an obligation to insist that these issues are resolved for the benefit of the local community before any planning permission is given - history shows that these issues will not be addressed or resolved retrospectively. This is not only an issue for the developers but an issue that will impact on the wider Faenor and Llanbadarn communities. 

	Traffic & Transport

	There will be an inevitable increase in traffic along Waunfawr and Primrose Hill – two roads that are already extremely busy and backlogged during peak times. The effect of increased traffic along these two roads and in Llanbadarn village has not been acknowledged or addressed in the Transport Review either in terms of congestion or pollution from standing traffic.
	There has been no objection from Highways.
Pollution will decrease over the next few years as people switch to electric vehicles.

	The proposed access to the new development will lead to the junction from Cefn Esgair onto Primrose Hill which is already an extremely busy and dangerous junction with oncoming fast traffic coming over the brow and down towards Llanbadarn.
	This junction is not particularly dangerous as there is good visibility in both directions.
When the scheme is finished, vehicles from Cefn Esgair wanting to go North will have the option to driving through to Waunfawr without the need to use Primrose Hill.

	Additional traffic from this development coupled with additional traffic from the Brynteg development will result in horrendous queues and congestion on Primrose Hill and at the two Llanbadarn mini-roundabouts (which are already working to their maximum-capacity) – put simply, this road is not suitable for this amount of vehicles
	There are already horrendous queues and congestion, especially at school start & finish times. The small amount of extra traffic will not materially affect these queues.
The long-term solutions are the de-trunking of the main road through Llanbadarn Fawr; and public policy measures to reduce traffic generally.

	Coupled with this is the fact that there is not a continuous pavement on both sides of Primrose Hill and that the road is very narrow in places as well as being extremely steep. To suggest that residents from this development will be able to walk and cycle easily and safely to local schools and amenities is incorrect
	They will certainly be able to access Penglais School easily and safely.
Primary School children wanting to go to Comins Coch,  Plas Crug or the Welsh School will be in the same position as children in houses on Cefn Esgair.

	Questions are raised as to the validity of the Transport Review if this was not conducted during term time (school and university) and before any lockdown/restrictions when foot and vehicle numbers would be much lower than usual.
	Faenor Council has no knowledge about the conditions at the time the review was conducted.

	a)    Faenor Community Council have said that pollution is not a concern because ‘pollution will decrease over the next few years as people switch to electric vehicles’. The use of electric vehicles on a large scale is many years away (only available to higher income families at present) and cannot be used to defend the argument against increased pollution in relation to the development.   
b)    Faenor Community Council have said that the Cefn Esgair / Primrose hill junction is not particularly dangerous.  There is not 'good visibility' from both directions at the junction into Cefn Esgair - traffic approaching from the north travel over a blind brow which makes access onto Primrose Hill from Cefn Esgair dangerous. In addition, due to the hill, speeding is a constant issue with traffic police regularly situated opposite this junction attempting to address the issue. Sadly, these officers cannot be there permanently so for most of the time, this stretch of road is extremely dangerous for both pedestrians and vehicles attempting to join Primrose Hill from Cefn Esgair. An additional 70 cars (and realistically many more with most households having 2 vehicles) will most certainly have an impact on the already congested roads in the locality. This is in addition to the 46+ additional vehicles when the Brynteg development is completed.   
c)     Faenor Community Council have said that detrunking the main road is the long-term solution. De-trunking the road through Llanbadarn will have a dramatic effect on the main road through Waunfawr which will, inevitably, impact on the residents and electorate of Faenor. 

	Environmental

	This is one of the few green spaces remaining in this area with two other sites close-by having been approved for housing development by Ceredigion County Council. The site is used daily by local residents of all ages. The importance of daily exercise for physical and mental wellbeing is increasingly recognised by health professionals and government - this green space is a vital area for recreation and exercise
	Faenor Council completely agrees that daily exercise is essential for physical and mental wellbeing.
However, we do not recognise the description of this area as a green space used daily by local residents of all ages.
There is a permissive footpath through this land which is rarely used because of the waterlogged nature of the terrain underfoot. Occasional people take their dogs there – but most dog owners avoid it because of the mud. There are two old football pitches, one of which has lost its goalposts – these have not been used for many years.
Arguably, more people will use the footpath after this development is complete than do now. Also, we welcome the suggestion of the active transport route linking through to Cwmpadarn Lane – although we realise that this will depend on future funding of a footbridge across the stream.

	There are a large number of empty brownfield sites in and around Aberystwyth that could be utilised for housing development before removing yet another greenfield space. These sites will already have access to services (water, gas, electricity etc) as well as being located on transport routes etc.
	Most brownfield sites in Aberystwyth have already been filled with blocks of flats, for example the old BT depot on Queens Road, the old Cambrian Printers site on Queen Street, the Barn Centre on Union Street, the old school on North Road, the old North Road Hospital site, the Kings Hall site, the sheltered housing complex on the Gogerddan Baracks site and the old Pickfords depot by Plas Crug Leisure Centre.
This particular site has been zoned for housing on Ceredigion Local Plans for many years. 

	Loss of wildlife, grasses and trees.
	This particular site is not in any way a biodiversity hotspot – rather the opposite. The developers are proposing keeping part of the site for wildlife.

	Both the Welsh Government and Ceredigion County Council have a target to achieve Carbon Neutral status by 2023 – there are vast environmental consequences to this proposed development
	Faenor Council agrees that achieving carbon neutral status is vitally important. But this does not mean a stop to the building of new housing. Rather, it means than all new houses need to be built to high standards; and they have to be sited in places where the environmental impact is minimal.
This proposed site is within walking distance of shops and schools and bus routes.

	a)    Faenor Community Council have said that they do not recognise the description of this area as green space used daily by local residents of all ages. This is a point that we must strongly advise you is inaccurate. We enclose a copy of the Village Green Status application (which compiles comments from users of the field) so that the Community Council can see that members of the community feel very differently.  The application is made up of comments from across the community and demonstrates how people have used and do use the space for recreation.  
b)    Faenor Community Council have said that ‘this area is in no way a biodiversity hot spot. It cannot be disputed that a variety of wildlife can be seen on the land however, as we are not experts in this area; we feel a more considered, professional survey is required to establish that this development will not have a detrimental effect on wildlife. 

	Other Objections

	Housing demand: Questions must be raised as to the genuine demand for the proposed properties. The original LDP housing projections were based on an estimate of population growth using 2001 Census data. The 2011 Census indicated strongly that the 2001 Census had over-estimated the size of Ceredigion’s population and therefore any projections based on its figures were highly inflated and thus incorrect. I attach current information by the Welsh Government showing the anticipated decline in population in Ceredigion between 2018 and 2029
	This is a matter for consideration when preparing the Ceredigion Local Plan. It is irrelevant when considering an individual planning application.
The current Local Plan may well have provision for too many housing consents – but that is a county-wide figure. Demand for housing in and around Aberystwyth remains strong.

	Student numbers at Aberystwyth University have declined by over 2000 since 2007 and there has been an addition of some 1000 bedrooms of University accommodation which has resulted in a number of empty properties in the area which would previously have housed students. This, coupled with staff re-structures within local companies and organisations has further reduced the need for housing in the area.
	Faenor Council agrees that student numbers have declined. We have noted a drop in the number of student-occupied houses in Waunfawr, and we are aware that several properties in Aberystwyth have been converted from student rental to ordinary family rental.
There does not, however, appear to have been any significant increase in empty houses. As noted above, demand for housing in and around Aberystwyth remains strong.

	Is there a genuine demand for this development as the assumptions made in 2007 are no longer valid
	As noted above, demand for housing in and around Aberystwyth remains strong – unlike in some other areas of Ceredigion.

	Impact on the Welsh language and culture: this development will lead to a re-location of residents from outlying villages into the town and this, in turn, will have a negative effect on local Welsh village life, the Welsh language and culture.
	Faenor Council notes that village life in much of rural Ceredigion has suffered in recent years. This is clearly multi-factorial including events such as the closure of local schools, local shops, local post-offices, rural public houses and rural bus routes.
It is not, however, the function of the Ceredigion Council planning committee to try and rectify this by arbitrarily restricting new housing in and around Aberystwyth; nor is it the function of any Community Council to suggest to them that they should do so.

	Timing: the timing of this application, whilst convenient for the Council and applicant, is unfair to local residents, many of whom are elderly and do not have online/internet capabilities.
	Faenor Council assumes this objection refers to the fact that the planning application has come during a period of national lockdown.
While lockdown is inconvenient in many different ways, we all need to try and carry on as best we can. Ceredigion Council is under a legal obligation to deal with all planning applications within a strict timetable. Similarly, Faenor Community Council has to comply with this timetable. 

	Conflict of Interest: surely there must be a conflict of interest when the body that sold the land in question is also the body that will make the decision as to its future usage. Surely the applicant would not have purchased the land if planning permission had not been guaranteed.
	This is inherent in the current planning system. The Unitary Authority is the planning authority; and at the same time, it will need to be involved in the construction of new buildings – therefore it is not uncommon for Ceredigion Council to be the judge of the suitability of its own proposed buildings.

	1. No recent evidence has been provided that the houses in this development are actually required. The evidence is based on historical and out-of-date data.   
2. The latest 2018-based population projections (by the Welsh Government) indicate that the population will decline and the number of households will decrease by 1.6% over the period 2018-2028 (single-person households are projected to increase slightly and all other household types are set to decrease).  Mid-year estimates have already shown the population size decreasing slowly since its peak of almost 76,000 in 2012 to 72,700 in 2019.   
3. If an LDP is out-dated then it is imperative that the genuine housing demand is considered for individual developments, especially ones on this large scale.  
4. Historically, there have been various reasons for the negative impact on the Welsh language and culture in the country. The impact of unsuitable housing developments has greatly contributed to this decline - an effect that is highlighted by Cymdeithas yr Iaith Gymraeg who, incidentally, have formally noted their concerns regarding this development. It is very disheartening that FCC has such disregard for the Welsh language especially in such a Welsh-speaking area.  
5. It is widely accepted that the Faenor community have a higher percentage than usual of older residents who, traditionally, do not have access to, or knowledge of, technology such as computers, internet etc It is therefore surprising that Faenor Community Council are not concerned that many of their residents and electorate are unable to contribute to the discussion regarding this application.



General Comment
Faenor Community Council has a duty to consider all planning applications within its area, and to make comments and/or objections to Ceredigion Council. We recognise, however, that our comments must be based on objective planning criteria, and factual. Faenor Council is aware that quite a few residents have made objections to this planning application; and that they would like the Council to back them up by making a formal objection. As outlined above, however, we do not feel there is any basis for us to submit a formal objection to this application. Furthermore, other residents have pointed out to Councillors that they are in favour of this application, and would like to see housing provided locally for those wanting it.

Summary paragraph from objectors
Whilst we accept that you will not change your view on the application and raise an objection, we would respectfully ask that you consider the points made in this email and note them/adjust your response when asked for the Community Council’s view on the proposed development.

FINAL COMMENTS ON HAFAN Y WAUN POINTS (15th March Meeting)
1) FCC is letting Llanbadarn Community Council down by not supporting their objection based on flood risk. We are not in any way letting down a neighbouring Community Council. We pointed out that the best way to prevent future flooding in Llanbadarn is to institute a comprehensive flood prevention strategy not linked to any particular planning application.
2) FCC has an obligation to insist that problems arising from building Hafan y Waun should be resolved before planning permission is given. There is no legal way to link problems arising from one development a decade earlier to the present planning application. FCC is aware that several residents have raised objections based on waterlogging of their gardens – these objections will be taken on board by the planning committee.
3) Increased pollution from traffic related to the development. Traffic on Primrose Hill includes vehicles coming from Banc y Darren, Cefn Llwyd, Capel Dewi, Comins Coch & Waunfawr, as well as through traffic from the A487 diverting via Comins Coch to avoid Aberystwyth. The increase in traffic from the proposed development would hardly be measurable.
4) There is not “good visibility” from the Cefn Esgair junction. FCC suggests that the visibility from the Cen Esgair junction is far better than the visibility half a mile further up the road at the turn off for Comins Coch. Certainly, it is no reason to object to any planning application.
5) De-trunking the road through Llanbadarn will have a dramatic effect on the main road through Waunfawr which will, inevitable, impact on the residents and electorate of Faenor. The whole point of de-trunking is to reduce through traffic by routing it round Lovesgrove.
6) Village Green status. FCC has looked at the submitted documentary and photographic evidence of previous use of this land. Yes, football teams did play on this land many years ago – but it is a long time since this land was used for team sports. Better football pitches exist not far away (e.g. Blaendolau playing fields) and people have voted with their feet.
The paths will still be available for dog-walkers when the development is complete. Arguably, these paths will be used by more dog owners in future than use the muddy field at present.
7) Lack of demand for housing. Until a new Local Development Plan is produced, all applications are dealt with under the current LDP. As previously stated, county-wide figures are not representative of the situation in and around Aberystwyth.
25 years ago, a developer addressing a public meeting on the LDP stated “Development land in Aberystwyth is five times the price of land in Tregaron. Nobody wants to live in Tregaron – everybody wants to live in Aberystwyth. The LDP should reflect this reality.” This is still the situation today. Demand for housing in and around Aberystwyth remains high. This is where people want to live; and those of lucky enough to live here already should not try to restrict housing growth here without good reason.
8) Disregard for the Welsh Language. FCC does not disregard the Welsh Language – the opposite is the case. Our budgeted expenditure for 2021-22 is £38,177; and for the first time we have identified a budget of £1,000 for translation, mainly so we can make our newly revamped website fully bilingual. The translation budget is 2.6% of total expenditure – we were not able to identify this sum of money without making cuts in proposed spending elsewhere.
9) Letter from Dr Hywel Griffiths. Dr Griffiths makes the point that the proposed flood mitigation measures may well prove ineffective. What he does not point out, however, is that the flood risk in Llanbadarn is there whether the houses are built or not. As stated in point 1) above, the answer to flooding in Llanbadarn Fawr is a comprehensive flood prevention strategy not linked to any specific planning application.
