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This Paper has been prepared to provide evidence for the deliverability of the
higher housing figure in the Plan and the deliverability of housing sites.

One of the key challenges for Blaenau Gwent is stabilising the population of the
area. One of the problems is that people leaving the area tend to be biased
towards those more mobile and economically active. To address this issue the
Plan aims to increase the population to 70,000 by 2021. To achieve this, the Plan
(as amended by the Focussed Changes) makes provision for the delivery of 3,500
dwellings.

Blaenau Gwent accepts that the housing requirement figure is challenging
particularly given the current economic climate. However, Blaenau Gwent is
committed to turning the corner in terms of addressing the declining population
and addressing other challenges the area faces.

This approach is supported by policy commitments in the Wales Spatial Plan
which identifies Blaenau Gwent as being within the Heads of the Valleys Plus
area: ‘an area recognised as facing some of the greatest economic and social
change challenges created by economic restructuring of the late 20" Century’.
Under the theme of ‘Building Sustainable Communities’ Ebbw Vale is identified as
being a key settlement that has a critical role to play in the success of the Capital
Region. It must be successful in its own right and, where appropriate, function as
a service and employment hub for similar settlements. It will provide the central
framework around which high capacity sustainable transport will be developed.

The housing requirement figure is based on population and household projections
produced by Welsh Government in 2010. The figure also accords with the figure
identified in the Housing Market Assessment (2007).

The Heads of the Valleys Strategy ‘Turning Heads..” (June 2006) identifies
population loss as a threat to the vibrancy and long term stability of the area.

Welsh Government (WG) is committed to completing the Heads of the Valleys
dualling between Tredegar and Brynmawr, and commencing work on the
Brynmawr to Abergavenny stretch by 2014. The benefits of delivering the scheme
will reach far beyond safer less stressful journeys on the trunk and local network.
The scale and timespan of the dualling provides a major opportunity to contribute
to the regeneration of the area. By working with the local community both
schemes can provide lifelong learning skills, education and employment which can
help to stimulate further economic growth in the area.

The opening of the Ebbw Railway and the commitment by WG to improve and
extend the service are also major improvements which can help drive the



regeneration of the area. Being able to access services, jobs and markets is a key
requirement for any area to be successful.

More recently WG declared Blaenau Gwent an Enterprise Zone where a
combination of measures and funding will be available to attract more businesses
to the area. Blaenau Gwent is still entitted to European Funding, the new
Convergence Programme for 2015-2020 is likely to provide funding for business
property development and infrastructure.

Together these commitments provide a positive setting for making Blaenau Gwent
a more favourable place not only to do business but to attract developers.

The requirement for 3,500 dwellings set out in the LDP as amended by the
proposed Focussed Changes equates to 233 per annum. This represents a 50%
increase on past trends which averaged 113 dwellings per annum between 2004-
2009 and the UDP requirement of 118.

A shortfall in the delivery (against the LDP requirement) since 2006 means that a
further increase in house building rates will be required over the remainder of the
plan period in order to deliver the overall LDP period figure.

In the period 2006-2011 507 dwellings were completed which is a shortfall
compared to the LDP build rate and the forecast completion of 700 for this period.
The lower completion rates can be explained primarily by reference to the housing
market conditions which since 2008 have been difficult. It is anticipated that
house building activity will gradually increase although the speed and
characteristics of market recovery will influence the extent to which the necessary
increase in housing development can be achieved.

In the context of the substantial step change in housing delivery that is required
within Blaenau Gwent during this time of on-going recession, it is particularly
important to consider the deliverability of proposed allocation sites and to ensure
that the allocated sites are those that have the greatest prospect of coming
forward for development within the time period.

When compared to Merthyr County Borough Council, a neighbouring local
authority with very similar economic circumstances, Blaenau Gwent’s housing
completions are underperforming. For example, Merthyr Borough Council with a
population of 54,000, only 78% of Blaenau Gwent, has an average build rate of
176 per annum (over the period 2005-2010JHLAS). Blaenau Gwent for the same
period built ** houses. If Blaenau Gwent was achieving a similar level of housing
to Merthyr when comparing its population then it would be achieving a build rate of
225. This takes into account a period of recession when housing completions
have been the lowest for a number of years.



There appears to be a question of confidence in Blaenau Gwent which the Council
needs to address. There are two large mixed use sites which provide opportunities
for the Council to lead on the delivery of a significant share of the housing
requirement figure. The first site ‘The Works’ represents a massive
transformational regeneration opportunity that will have a profound impact on the
local environment and the economy. Blaenau Gwent has already secured
significant investment in the site (over £170million) which will instil confidence in
the delivery of this whole site. Housing sites are to be released on a phased basis
starting in the Spring 2011.

The other large site is MU1:Ebbw Vale Northern Corridor, where again the release
of a large part of the site will be driven by the Council and other public sector
providers who are keen to see the site redeveloped. One of the private sector land
owners are in pre-application discussion to take the site forward.

The release of these two large sites should enable Blaenau Gwent to reach the
higher completion figures previously reached in the 1990s when figures of over
270 were reached. At this time there was a release of large areas of land at the
former Garden Festival Site.

Planning Policy Wales (Edition4) emphasises the importance of making sure that
the housing requirement is readily deliverable. It particularly emphasises the
importance of ensuring that sufficient land is genuinely available or will become
available to provide a 5-year supply of land for housing.

Although the housing requirement figure is 3,500 the Plan provides for 3,932
dwellings. There is an over provision of 12% to provide flexibility.



Table 1: The LDP Housing Requirement

Source No. Units
Built 2006-2009 325
Committed Sites (2009) 1,707
Small Sites 444
Conversions 60
Windfalls 312
Demolitions -315
LDP Allocations 1,399
3,932

The figure for the number of dwellings built 2006 to 2009 is a matter of fact and
not subject to dispute. No issues have been raised with the way the Council have
identified small sites, conversions, windfalls or demolitions.

The HBF have questioned the deliverability of some of the Committed Sites
included in the 1,707 figure. Information on the status of these sites is contained
in Appendix 1 and where work has not commenced a comment is included
regarding the latest position on the site. It is considered that this figure is a
reliable estimate of the number of houses likely to come forward during the Plan
period. Whilst it is accepted that some sites have had outline planning permission
for a number of years, more stringent requirements in terms of renewing outline
planning  permissions show a commitment from Ilandowners to
promoting/developing the sites.

As part of the Housing Land Availability process the Council have contacted all
land owners to determine what their plans are for the site. With the exception of
one site all land owners/ developers stated that the sites were immediately
available for development.

Of the 31 Housing Commitment Sites only 5 are not included in the 5- year supply
agreed with the Housing Land Availability Study Group for 2011.

HC1.4 Pant y Forest: The site has outline planning permission and the owner of
the site has planning policy that he is looking to develop the site in the next three
years.

HC1.8 Higgs Yard: The site has outline planning permission. Redrow Homes
were interested in the site before the downturn in the market.

HC1.26 Roberto Neckwear: Outline planning permission has now run out. The
owners are currently using the building and do not have plans in the short term to
redevelop the site.

HC1.29 At Cwm Farm Road: Renewal of outline planning permission pending.
The owner of the site considers the site will be developed in 2014.



HC1.31 Penrhiw Estate, Brynithel: The site has outline planning permission and
the owner of the site has told planning policy that the site will commence in 2012.

One of the main requirements of PPW is that there is a 5-year supply of housing
land. The 2011 Housing Land Availability Study tables (Appendix 2) identifies that
there is a total of 1,303 houses available to be developed from current
commitments (including windfall site and one of the proposed sites). Based on the
LDP requirement the housing requirement for the period 2011-2016 would be
1,300 + (700-507=193) =1,493. Therefore, the Plan allocations would need to be
able to provide a further 190 houses in the next 5 years.

Table 2: Land Supply

Total Land Supply

u/C 194
Cat 1 67
Cat 2 863
Small sites 179
Total 1,303

Table 3: Small Site Completions

5 Year Small Site Completions
2006/7 41
2007/8 53
2008/9 53

2009/10 24
2010/11 8
Total 179
Table 4: Completions 2007-2011
Completion 2006-2011
2007 73
2008 102
2009 150
2010 115
2011 67
Total 507




Table 5: Availability of Land for Housebuilding as at 1%' April 2011 based on LDP
Requirement and Residual Method

LDP Total Remainder 5 Year Annual [Total Total
Requirement Dwellings Requirement Need Approved |Land
2006-2011 |Completed 01/04/2011 - Land Supply
01/04/2006- 01/04/2016 Available (In
(700) 01/04/2011 By 01%Years
(Remainder Plus April 2010
(5 Years) 5 Years Annual
Requirement
A B C=A-B D=C+1,300 E=D/5 F G=F/E
700 507 193 1493 299 1303 4.35

The owners of a part of the MU1 site have identified through comments on the
Plan that they are keen to develop their site in the immediate future and are in pre-
application discussions with the Council. This one site would provide sufficient
land to meet the 5-year requirement (approx 200 units). There are also 59 units
available from the BKF Plastic site which wasn'’t included in the 5-year supply as
the S106 had yet to be signed. From the information set out in appendix 3 it is
clear that there is a 5-year supply available.

The DVS carried out a Study into the Economic Viability of Providing Affordable
Housing on sites in Blaenau Gwent. A cross-section of sites were identified to
ensure that sites were representative of the area and of differing sizes. Only one
of the sites identified was a Greenfield site as the maijority of the sites in the Plan
are brownfield. Of the 10 large sites (over 10 units) investigated, only one site
failed to be able to support affordable housing (DVS April 2010 Table 6). This site
had a high existing use value and high remediation costs. The site in question is
in Council ownership and will likely be sold for less than the existing use value.
The study identifies these figures were based on an exception depressed point in
the economic cycle (DVS April 2010 page 30).

The report points to the fact that sites of over 100 units are more viable as they
are able to spread and phase costs over a longer period and absorb any fixed
abnormal costs over their higher overall Gross Development Values (DVS April
2010 p27). The inclusion of the two large housing sites will enable the delivery of
houses in difficult times.



The Plan strategy is based on regenerating the are through building a network of
district hubs around the principal hub of Ebbw Vale, whilst recognising there is a
north south divide in terms of opportunities for growth.

Strategic Policy SP5 identifies the spatial distribution of housing as follows:
Ebbw Vale 1,614 dwellings

Tredegar 696 dwellings

Upper Ebbw Fach 438 dwellings

Lower Ebbw Fach 358 dwellings

It also provides for the phasing of houses over the Plan period:

2006-2011 700
2011-2016 1,300
2016-2021 1,500

An assessment of the sites has been undertaken to identify how these are likely to
impact on the different hub areas. The table below identifies that Ebbw Vale and
Tredegar see a steady level development, where as Upper Ebbw Fach will see a
fall in house building and Lower Ebbw Fach will see an increase in building over
the Plan period. It is worth noting that phasing is only indicative and not designed
to stop development from happening.

Table 3: Phasing by Areas

Ebbw Vale 198 (46%) 816 (53%) 600 (53%) | 1,614

Tredegar 110 (25%) 377 (25%) 209 (19%) | 696

Upper Ebbw 126 (29%) 151 (10%) 161 (14%) 438
Fach

Lower Ebbw 18 (4%) 188 (12%) 152 (13%) 358
Fach

TOTAL 434 1,532 1,122
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For further Information please contact:

Planning Policy Team

Blaenau Gwent County Borough Council
Business Resource Centre

Tafarnaubach Industrial Estate
Tredegar, Blaenau Gwent

NP22 3AA

Tel. 01495 354740/355538/355544/355501
email. planningpolicy@blaenau-gwent.gov.uk
or visit www.blaenau-gwent.gov.uk

" Cyngor Bwrdeisdref Sirol

Blaenau Gwent

County Borough Council |
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