


 
 

1. BACKGROUND 

1.1 The Application relates to the development of the Application Site for the erection of 

a Class A1 foodstore with access, surface level parking, landscaping and all 

associated development. It is understood that the proposed foodstore would have a 

floorspace of circa 2000 square metres with an indicated retail floor space of 1250 

square metres. The proposed store would have a maximum width of circa 78 metres 

and a depth of approximately 32 metres (inclusive of the canopy area to the front).  

1.2 The buildings would have a monopitch roof design with a maximum height of circa 8 

metres (owing to levels). The site layout would accommodate access from Llanmaes 

Road to the east and a 117-bay parking area to the front of the store with a servicing 

area for delivery vehicles to the north.  

1.3 The Application Site lies adjacent to the junction of Llanmaes Road and the Llantwit 

Major Bypass (B4265), outside of a settlement boundary as identified by the 

adopted Vale of Glamorgan Local Development Plan 2011-2026, and as such falls 

within the countryside (our emphasis). It is however, noted that the Llantwit Major 

settlement boundary runs along the southern edge of the adjacent bypass whilst the 

outskirts of Llanmaes is circa 150 metres from the site at its nearest point to the north.  

Further, the community boundary of Llanmaes is noted to run along the B4265 road. 

1.4 It is understood that the neighbouring properties were consulted on 24 August 2022, 

a site notice was also displayed on 2 September 2022 and the application was also 

advertised in the press on 8 September 2022. It is further understood from the 

Officer’s Report to Committee (“OR”) - a copy of which is attached at Appendix A - 

that circa 700 letters of representation had been received. Of these there was a mix 

of support and circa 25% raising objection to the proposals. We are instructed that 

there appeared to have been targeted lobbying directed specifically at the residents 

of Llantwit Major, while notably excluding the residents of Llanmaes. The significant 

difference in population size between Llantwit Major and Llanmaes is of course a 

relevant factor to this concern.  

1.5 The OR further sets out that (whilst not intended as an exhaustive list), the following 

principal reasons for support are lack of availability of existing low-price 

retailers/supermarkets in the area; would assist with living costs; expense of existing 

retailers in Llantwit Major town centre; job provision and environmental benefits of 

less car travel to supermarkets. 



 
 

1.6 The OR then goes on to state that the principal reasons for objection (again not 

intended as an exhaustive list) are the Application Site not being allocated for such 

purposes within the LDP; greenfield land; highways issues including junction capacity, 

lack of suitable pedestrian and cycle access; visual impact including loss of gap 

between Llanmaes & Llantwit Major; impacts on Llanmaes Conservation Area and 

suggested inadequacies of the retail assessment submitted.  

1.7 The OR then went on to consider the main issues, namely, the principle of 

development (including retail capacity), visual impact, historic environment, 

agricultural land classification, drainage & flooding; impact upon neighbouring 

residential properties; ecology & green infrastructure; highways impacts and planning 

obligations. Following consideration of all these matters, when weighed in the 

planning balance, the officer considered that the visual impacts of the proposals would 

be significantly harmful to a degree that they would outweigh any suggested benefits. 

As such the Application was recommended for refusal. 

1.8 However, at the Committee hearing on 12 December 2024, a Member put forward a 

motion to approve the Application which was duly seconded. Subsequently, a request 

was made by another Member for a recorded vote on the motion, with the vote having  

taken place as follows (9 in favour, 6 against and 1 abstention) it was resolved to 

approve the Application subject to the relevant conditions being set.  The reason for 

the decision being “having regard to the content of the report and discussions at the 

meeting.”  It is further understood that the Application will be remitted to Committee 

for approval once the conditions have been set. It follows that the Application has not, 

at the time of writing, been determined.  

2. THE REQUEST 

2.1 As you will be aware, there are certain circumstances where the Welsh Ministers may 

consider using powers to ‘call in ’an application. Either:  

(a) Following receipt of a request to ‘call in’ from an individual or 

organisation;  

(b) If it is a type of development or works which must be notified to the 

Welsh Ministers before a LPA may approve an application in relation 

to it (known as “notification development”); or 

(c) Of the Welsh Ministers’ own will (i.e. without being preceded by a call-

in request or being notification development).   



 
 

2.2 Powers for the Welsh Ministers to ‘call in  ’an application can only be exercised before 

the application in question has been determined by the LPA.  As aforementioned the 

Application has not yet been determined. 

2.3 It is further noted from the Government’s Guidance that where there is a strength of 

feeling within a community in respect of a proposal (as is the case here), the Welsh 

Government strongly encourages the co-ordination of individuals to submit a single 

‘call-in  ’request which addresses the collective reasoning why a proposal should be 

‘called in’.  It is in that context that this request is being made. 

3. CALL-IN POLICY  

3.1 It is understood that the Welsh Government will acknowledge this ‘call-in  ’request 

within 15 working days and will then consider whether the Application meets ‘call-in ’

policy. It is further noted that the key evidence in consideration of a ‘call-in  ’request is 

the LPA OR and a copy of the same has therefore been attached.   

  
3.2 We are also aware that, on occasion following the receipt of a ‘call-in ’request,  the 

Welsh Ministers may issue a holding direction in relation to the planning application 

in question.  We understand that a holding direction here will enable the Welsh 

Ministers to restrict the grant of planning permission by the LPA in respect of the 

Application which is subject to a ‘call-in ’request.  In practice, this is to provide the 

Welsh Ministers more time to consider the ‘call-in  ’request.  We submit that this may 

be a prudent step given that the Application is due back at Committee on 13 February 

2025. 

 

3.3 We note that Paragraph 1.35 of Planning Policy Wales (“PPW”) sets out the Welsh 

Government’s ‘call-in  ’policy and provides that calling in applications is generally only 

considered appropriate where a proposal raises planning issues of more than  local 

importance. It could be considered appropriate, for example, in the case of proposals 

which: 

• are in conflict with national planning policies; 

• could have wide effects beyond their immediate locality; 

• may give rise to substantial controversy beyond the immediate locality; 

• are likely significantly to affect sites of scientific, nature conservation or 

historic interest or areas of landscape importance; 

• raise issues of national security; or 

• raise novel planning issues. 



 
 

 

3.4 We further note from the guidance that in most ‘call-in  ’cases, the Welsh Ministers will 

identify the planning issues raised by the application and assess whether the LPA has 

identified and considered the relevant issues in its officer’s report and given them due 

weight.   

4. REASONS FOR A CALL-IN 

A. Conflict with national planning policies 

A.1 Recognising the Special Characteristics of Places - The Historic 

 Environment (PPW 6.1.15) 

4.1 It is noted in the OR that “as part of the preparation of the Replacement Local 

Development Plan (RLDP) a candidate site was submitted for a green wedge on the 

land between Llantwit Major and Llanmaes where the proposed development is sited. 

As the RLDP is progressed the green wedges will be reviewed, and this would involve 

assessing the land between Llantwit Major and Llanmaes. Notwithstanding this, the 

Application Site is not currently located within a Green Wedge and therefore policy 

`pertaining to them would not apply.” 

4.2 However, in our view, importance of the candidate site for a green wedge cannot be 

underestimated and forms a material consideration in the determination of the 

Application to be afforded significant weight since a positive determination of the 

Application would scupper the proper consideration of the candidate site and 

undermine the RDLP process.    

4.3 Moreover, it is noted that the village of Llanmaes is designated as a Conservation 

Area.  To that end, the associated Conservation Area Appraisal and Management 

Plan (“CAAMP”) details the defining characteristics of the Conservation Area, 

including it being a small village in a rural setting of open fields; views of Llanmaes 

from the southern approach road; rural views to surrounding countryside through 

breaks in the buildings and from the public footpaths. The OR goes on to note  “the 

importance of the surrounding rural land and setting of the conservation area is 

reflected in the boundary of the conservation area extending to the southern edge of 

the Llanmaes Brook only circa 75 metres from the north-east of the development site. 



 
 

The contribution of surrounding fields, inclusive of the application site, reinforces the 

rural nature and agrarian origins of the village, and is therefore important to its setting.” 

4.4 Page 8 of the CAAMP states the following: “There is a close relationship between 

buildings and surrounding countryside, with open fields providing a foil to the built 

environment. The village is visible in its landscape setting from the by-pass. 

Intervening fields to the north of the by-pass form an important element of separation 

from modern housing estates located on the edge of Llantwit Major.”   

4.5 Further, page 21 of the CAAMP states: “The Council will seek to ensure that all 

development respects the important views within, into and from the conservation 

area”. These ‘important views’ are identified on the Appraisal map in the character 

appraisal within the CAAMP which includes the view south from the village directly 

into the development site.   

4.6 As recognised by the officer (but perhaps not the Committee) it is evident that  “the 

introduction of a building of the proposed scale in an elevated position relative to the 

village would significantly dilute the established importance of the setting of the 

conservation area and represent an urbanising and a significant coalescing 

presence, detrimental to landscape and identified historic character (our 

emphasis. 

4.7 The CAAMP also includes a number of recommendations including, that 

‘development which impacts in a detrimental way upon the immediate setting of the 

Conservation Area will be resisted. The Council will resist applications for change on 

the edges of the Conservation Area which would have a detrimental effect on  the 

area’s setting.’  

4.8 Moreover, PPW 6.1.15 is, as alluded to in the OR, considered to be of relevance here 

which states that  “there is a strong presumption against granting of planning 

permission which damage the character or appearance of a conservation area or its 

setting to an unacceptable level. In exceptional circumstances, the presumption may 

be overridden in favour of development considered desirable in public interest 

grounds.”  

4.9 The OR then went on to state that “Noting all of the above, it is considered that the 

proposals would likely have significant detrimental impacts upon the character  of the 

countryside, the Llanmaes Conservation Area and result in the coalescence of 

Llantwit Major and Llanmaes. To this end the proposals are considered to be at odds 



 
 

with the provisions of Policies MD1, MD2 and MD8 of the Local Development Plan.  

From the above, it is also clear that there is a strong conflict with national policy as 

set out in PPW 6.1.15. 

A.2 Activities in a Place - Retail and Commercial Development (PPW 4.3.29) 

4.10 As alluded to in in the OR,  “the LDP Inspector’s Report identifies that a scheme could 

be progressed through the plan period in accordance with the sequential test set out 

in national policy and the provisions of Policy MG13 ‘Edge and Out of Town Retailing 

Areas’.” It goes on to state that “Llantwit Major itself is identified as a District Centre 

within the retail hierarchy established under Policy MG12 of the LDP, although the 

site is evidently outside of this area and any other allocation within the extant 

development plan, and thus Policy MG13 is considered to be of particular relevance.  

4.11 This policy states that:  

“Proposals for new retail development on new sites or existing retail areas in edge 

and out of town locations, including changes of use, extensions, the merger or 

subdivision of existing units or amendments to existing planning conditions relating to 

the sale of goods will only be permitted where:  

1. It can be demonstrated that there is an additional need for the proposal which 

cannot be provided within an existing town, or district retail centre, and  

2. The proposal would not either individually or cumulatively with other recent 

or proposed consented developments have an unacceptable impact on the 

trade, turnover, vitality and viability of the town, district, local or 

neighbourhood centres.” 

4.12 The OR then goes on to state that, “in terms of criterion 1 of Policy MG13, as set out 

above, the retail space allocated in the extant LDP has been  surpassed. Therefore, 

at a Council wide level, the position relative to the aspirations of the LDP is that need 

up to 2026 has been long met. At a Llantwit Major Retail Area specific level, the 

additional floorspace provided in Barry and Penarth was considered to have 

addressed a ‘large part ’of the headroom identified here. A significant amount of that 

headroom (330sqm) was also addressed by the approval of planning application ref. 

2013/00018/FUL. The recalculated headroom, incorporating this grant of planning 

permission would be 138sqm. This was the position at the time of the adoption of the 

LDP.” 



 
 

4.13 It is then noted in the OR that in order to address the apparent tension with this Policy 

the applicant has submitted a Retail and Planning Statement.  In response the 

Council’s appointed advisors Nexus were instructed to undertake a retail audit  of the 

proposals put forward under the Application.  In reviewing the submissions,  whilst 

they concur with the findings of the applicant in respect of the fact that there is no 

purpose-built main food shopping destination in Llantwit Major and as such indicate 

there exists both a qualitative and quantitative capacity for a new foodstore in the 

primary  catchment area; they did, however, disagree with the findings of the 

convenience good trading impacts arising from the development. 

4.14 In particular, the OR notes the comments of Nexus “Our view is that this level of 

impact  is significant. Clearly, a loss of trade to the two small foodstores in the town 

centre  will be harmful and will have knock‐on implications for other traders and 

footfall in general. However, such impacts need to be weighed against the baseline 

position for the town centre in question. In this case, CS has established, and we 

agree, that Llantwit Major Town Centre is healthy, with very low vacancy rates, good 

footfall and high environmental quality. Whilst the loss of any main food trade from 

the Co‐op and Filco stores would be regrettable, and despite CS having 

considerably under‐estimated that impact in our opinion, we do not go as far 

as to conclude that the proposals would result in ‘unacceptable impact  ’  (Policy 

MG13 of the Vale of Glamorgan Local Development Plan). We consider that those 

stores will continue to attract a small amount of main food shopping, but that their 

primary purpose as top‐up shopping destinations related to a pass‐by and walk‐in 

trade would enable them to remain viable.” 

4.15 In our view, compliance with this policy was finely poised with the officer stating 

“noting the comments of Nexus, whilst it is  acknowledged that there would be an 

impact upon Llantwit Major Town Centre and the identified retailers, this level of 

impact is not considered to be sufficient to represent an unacceptable impact upon 

trade or turnover….As prescribed within paragraph 4.3.29 of PPW and the supporting 

text of Policy MG13, if the proposals were considered acceptable in all other regards 

a condition could be utilised to control the nature of  the retail offer at the site and 

limit any ancillary or changes of use/functions to ensure that this could not be changed 

to a use more likely to compete/conflict with the above assessment, without consent. 

Overall, however, on the basis of the information available and the conclusions of the 

Council’s appointed consultants, it is considered that the proposals would broadly 

comply with the  provisions of Policy MG13 and that of PPW in terms of 

demonstrating capacity and the sequential  test.” 



 
 

4.16 It is submitted that this Application requires a further assessment against this policy 

given the conflicting findings of the respective experts and for this reason alone the 

Application ought be “called-in.” 

B. Are likely significantly to affect sites of scientific, nature conservation or 

 historic interest or areas of landscape importance; 

4.17 It is noted within the OR that Historic Environment Policy SP10 (Built and Natural 

Environment) seeks to preserve and enhance the rich and diverse built and natural 

environment and heritage of the Vale of Glamorgan. Furthermore, Policy MD8 

(Historic Environment) states:  

‘Development proposals must protect the qualities of the built and historic 

environment of the Vale of Glamorgan, specifically:  

 

1. Within conservation areas, development proposals must preserve or 

enhance the character or appearance of the area;  

2. For listed and locally listed buildings, development proposals must preserve 

or enhance the building, its setting and any features of significance it 

possesses;  

3. Within designated landscapes, historic parks and gardens, and battlefields, 

development proposals must respect the special historic character and 

quality of these areas, their settings or historic views or vistas;  

4. For sites of archaeological interest, development proposals must preserve 

or enhance archaeological remains and where appropriate their settings.’ 

 

4.18 The proposal as originally submitted was supported by a Heritage Assessment 

prepared by Cotswold Archaeology dated April 2022. This concludes that the 

proposals in terms of physical effects have potential to encounter archaeological 

features within the site and recommended further investigation. In terms of non-

physical effects, the statement details that the proposed development ‘would not alter 

the setting of any historic assets such that it would have no effect on an asset’s 

significance.  ’As noted previously there is concern with regard to the visual impacts 

of the development and the resulting coalescence between the settlements of 

Llanmaes and Llantwit Major and the resulting impacts of the proposals on the setting 

of Llanmaes Conservation Area. The Llanmaes Conservation Area boundary is only 

circa 75 metres to the north of the site at its closest point. 

 



 
 

4.19 It is noted within the OR that “PPW 12 advocates a step-wise approach for local 

planning authorities to ensure biodiversity enhancement (within paragraph 6.4.14). 

The site is not allocated for retail purposes although if the suggestions of retail 

capacity are accepted and this was considered to be the only suitable site for such 

development (noting significant concerns detailed previously with regard to the 

development of the site) it would not be possible to avoid the harm associated.  That 

said, it is considered that subject to potential conditions that the proposals could 

suitably minimise, mitigate and compensate for green infrastructure and ecological 

interests within the site.”   

4.20 However, as this does not remove the harm caused, it is our view that the Application 

is likely to significantly affect the historic interest and the Conservation Area (being an 

area of landscape importance) and for this reason it ought to be called-in. 

4.21 It is also worth noting from within the OR that the planning departments own 

Conservation and Design Officer was “of the view that the proposal will have a harmful 

effect on the setting of the Llanmaes Conservation Area”, a view which was supported 

following a change in Conservation officer. 

C.  May give rise to substantial controversy beyond the immediate locality 

4.22 It is clear that the Application has attracted a substantial amount of interest with over 

700 representations being received and circa 25% of those being objections. It is also 

clear from the vote at Committee that the proposed development has resulted in 

mixed feelings in terms of its acceptability in policy terms.   

4.23 In the circumstances, it is  submitted that the proposed development may give rise to 

substantial controversy beyond the immediate locality. 

5. SUMMARY AND CONCLUSION 

5.1 As you aware, section 38 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 for the area comprises the Vale of Glamorgan 

Adopted Local Development Plan 2011-2026 and Future Wales – the National Plan 

2040 

5.2 In considering the OR and also the conclusion on planning balance, it is clear that 

when weighed against other planning considerations, there are grave concerns 

around the likely substantial visual impacts of the proposal and the likely significant 



 
 

detriment to the character of the countryside and confluence of the settlements of 

Llantwit Major and Llanmaes that would result.  The officer is clear that, having regard 

to all of these matters, the visual impacts associated with the development are 

substantial and would outweigh the benefits of the provision of such a facility in this 

location.  

5.3 Moreover, the Council is currently undergoing work on a replacement LDP inclusive 

of consideration of the retail needs of Llantwit Major and other settlements within the 

Vale of Glamorgan. It is important to note that the site has been put forward as a 

candidate site and it is considered that the examination of the plan represents the 

most suitable means to holistically consider the retail needs of the Vale of Glamorgan, 

including whether there are alternative sites that may be available.  It is suggested 

that the holistic, structured approach of retail need in response to residential 

development would be a far more appropriate decision-making process than a single 

moment in time consideration.  

5.4 To this end and noting the significant detriment that would likely occur as a result of 

the development, it is considered on balance that the proposals should be refused. In 

particular, we note from the OR that by reason of its location, design, form, and scale, 

the proposals would unacceptably impact upon the appearance and character of the 

countryside and would be incongruous with the surrounding area.  

5.5 The proposals, inclusive of the impacts of ancillary elements including lighting and 

parking, would result an unacceptable urbanising form of development that would 

result in the confluence of the settlements of Llanmaes and Llantwit Major and be 

detrimental to the setting of the Llanmaes Conservation Area. As such the proposals 

would be at odds with Policies MD1, MD2 and MD8 of the Vale of Glamorgan Adopted 

Local Development Plan 2011-2026, the council’s SPG on Residential and 

Householder Development, Planning Policy Wales (12th Edition) and Technical 

Advice Note 12 (Design). 

5.6 In the circumstances, the proposed development engages, in our view, the following 

criteria which satisfy the test for a call-in: 

1. conflict with national planning polices; 

2. are likely significantly to affect sites of scientific, nature conservation or 
historic interest or areas of landscape importance; and 

3. may give rise to substantial controversy beyond the immediate locality. 



 
 

 
We therefore respectfully request that the Application be called-in as a matter of urgency. 

Kindly acknowledge safe receipt. 

Yours faithfully 

 



 
 

APPENDIX 1 

OFFICER’S REPORT TO COMMITTEE (“OR”) 


















































































