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ECONOMY AND TRANSPORT OF THE WELSH ASSEMBLY
GOVERNMENT

INTRODUCTION

This is the latest report published under Planning Policy Wales (PPW), issued
in March 2002, for the County Borough of Blaenau Gwent. It replaces the last
published report for a base date of 1°* April 2008.

The current report presents the findings for the area at a base date of 1°* April
2008. The report has been prepared by the Study Group in accordance with
advice contained in Planning Policy Wales (2002) as amended in respect of the
Housing Chapter by updated guidance issued through the Ministerial Interim
Planning Policy Statement on Housing(MIPPS) 01/2006),and the revised
Technical Advice Note(TAN) 1: Joint Housing Land Availability Studies (2006).
All future Housing Land Availability Studies carried out in Wales will now be
undertaken annually with an April 1* base date each year.

Prior to the 1* of April 2006 the Study Group was co-ordinated by the Land
Division of the Welsh Development Agency. Since that date the responsibility
has transferred to the Department for the Economy and Transport of the Welsh
Assembly Government. The Study Group includes the Unitary Authority,
housebuilders representatives, housing associations, statutory undertakings and
other bodies as appropriate.

The study involves discussions of individual residential land allocations and
planning permissions undertaken on an area by area basis and includes
consideration of the likely rate of progress in building on each site and an
examination, where appropriate, of the problems inhibiting the provision of an
adequate land supply.

The report which follows presents the agreed view of the Group involved in its
preparation, and the comments comprising Part 3 of the report have been
generally agreed by all participants. However any point of difference which
have not been resolved through joint discussion are recorded as such and
included within part 3.

A copy of the relevant section of Planning Policy Wales(PPW) as amended,
together with TAN 1(2006), are appended at Annex 4.

PART 1: THE SURVEY

Requirements of Planning Policy Wales
(as amended by MIPPS 01/06)

Paragraph 9.2.3 of Planning Policy Wales(as amended) states that local
planning authorities must ensure that sufficient land is genuinely available or
will become available to provide a 5-year supply of housing.
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To be genuinely available, sites must satisfy various minimum criteria set out in
TAN 1(2006).

As set out in TAN 1(2006), para 7.1.1 for sites to be included in the Joint
Housing Land Availability Studies they must satisfy at least one of the
following conditions :

+ The grant of outline or full planning permission for residential purposes;
or

+ The land should be identified for residential purposes in an adopted
development Plan.

To allow the comparison of land available with the housing provision in the
adopted development plan the sites are categorised as to their availability. The
categorisation establishes when the development of a site or a portion of a site
is likely to be completed. The allocation of a site to several categories indicates
the rate at which development is expected to proceed.

The definitions of the categories adopted by TAN 1(2006) are as follows :

Sites under construction: Sites or the phases of sites, which are under
construction (relating only to the area where building is in progress);

Category 1: Site or the phases of sites where development can commence
immediately, and which are likely to be completed within the first year of the
study period;

Category 2: Sites or the phases of sites where development cannot commence
immediately, but where the constraint on development is likely to be removed
in time for dwellings to be completed within 5 years;

Category 2*: Sites which are capable of being developed within the 5 year
period but which lie within the areas defined in paragraph 7.2.1 of TAN 1(2006),
where market demand is such that development is unlikely to occur within 5
years.

Category 3: Sites or the phases of sites where either:

3(i) development is unlikely within 5 years by virtue of major physical
constraints or other constraints as may be agreed by the Group; or

3(ii) development is unlikely to occur in the foreseeable future by virtue of
major long term constraints.

The factors normally taken into account by the Group in assessing whether all
or part of a site should be listed in Category 3(i) include planning, ownership,
marketing, infrastructure, environmental and legal constraints as well as
physical constraints.

Finally, TAN 1(2006) specifies that for sites or the phases of sites to be
regarded as ‘genuinely available' within a 5 year period (i.e. sites under
construction, Categories 1, 2 and 2*%) the following criteria should apply:
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2.3

e the necessary infrastructure should be available or be expected to be
available within the 5 year period. Consultation with appropriate public
and private statutory undertakers and infrastructure providers may be
appropriate ;

e the Group agree that it is financially viable to develop the site

In addition, for Category 1 and 2 sites there should be a reasonable prospect of
the site being sold for development where the land is not already owned by
developers or a public body with its own firm plans for building. This should be
based on a realistic assessment irrespective of current market conditions.

Method

The Group has met to consider all sites of 10 or more units, which satisfy the
minimum criteria for being included in the study, to estimate the number of
completions likely within the 5 year period, and to agree categorisation. Copies
of the schedules listing the individual sites considered by the Group are
published as part of the Main Report.

The findings are set out inTable 1, which follows.

Small sites, accommodating less than 10 units, which by definition, have not
been assessed individually in this Study, may make an important contribution
to meeting housing needs. In recognition of this, as in previous studies,
assessments of the likely completions on small sites appear as a footnote to
Table 1 and have been taken into account in the UDP comparison exercise in
Part 2 of the report.

Sites subject to Section 106 Agreements are now only to be included in the
studies if they are allocated in an adopted development plan.

Additional requirements of TAN 1(2006)

2.3.1 A number of new data requirements set out in the new TAN 1(2006) guidance

are incorporated into the 2007 round of studies. These include seeking to
establish the level of completions in terms of :

- market and affordable housing units;

- brownfield and greenfield land ;

- by house type ;

- sites affected by flood risk.

2.3.2 The Group has also been asked to consider how the future land supply position is

2.3.3

likely to provide for future affordable housing provision, development on
previously developed land and what anticipated level of provision is likely to
come forward from sites subject to flood risk.

It is recognised that not all these factors will have a particular significance in
each authority area but where such matters are considered to be relevant then a
commentary or tabulation of results may be appropriate for inclusion in the
study report.



Table 1
UNITARY AUTHORITY

LAND AVAILABLE FOR HOUSING
ALL SITES EXCEPT ULPS/S106
AS AT 1IST APRIL 2009
SITES CAPABLE OF ACCOMMODATING 10 OR MORE UNITS
BLAENAU GWENT UNITARY AUTHORITY

PROPOS | ARE
ED A
UNITS | (Ha)
U/C 1 2 2* 3(i) 3(ii| UNITS

) | COMPLET
E

1/04/08 -

31/03/09

PRIVATE 1888 163.2| 38 | 17 |666| O (1167 | O 59
SECTOR 8




HA - PRIVATE 0 0 0 0 0 0 0 0 0
PUBLIC 0 0 0 0 0 0 0 0 0
SECTOR
HA - PUBLIC 156 6.78 | 41 | 20 | 95 0 0 0 28
TOTAL 2044 170.0 | 79 | 37 (761 | O |1167| O 97
6
TOTAL DWELLINGS AVAILABLE : PRIVATE SECTOR 721
HA - PRIVATE 0
PUBLIC SECTOR 0
HA - PUBLIC 156
TOTAL 877
Total inc. small sites 1063

FOOTNOTE : Small Sites
Sites capable of accommodating under 10 units contribute an additional 186 dwellings to the land available

for housing within 5 years. The small site figure was agreed by the group.

SMALL SITE COMPLETIONS
2005 28
**Jan-Mar 1
2006
April 2007 41
April 2008 53
April 2009 53
Total 186

2.24 UDP sites are included in the main part of the schedule. There are 224 units
that could come forward within the five year period that are subject to the
signing of a S106 agreement. There are no Unadopted Local Plan sites
contained within the report.

3. FINDINGS

3.1 The number of units in the five year supply has decreased from 1221 in the
study of 2008 to 1060 units in this year’s study.

3.2 The number of units under construction on large sites at the base date has
decreased from 88 units in 2008 to 79 in 2009.

4. PART 2 : CALCULATION OF 5 YEAR LAND SUPPLY

41 Basis for Comparison
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4.2

4.2.1

The land supply is assessed by comparing the number of plots available with the
housing need forecast in the adopted Unitary Development Plan 1996-2011.

The Unitary Development Plan (UDP) for Blaenau Gwent was adopted in July
2006 and will form the basis for this and future studies.

Government guidance suggests that normally the "residual method" should be
used to calculate land supply, ie land available should be compared to the
residual need, which is defined as total forecast need less completions to date.
However, when completions to date have been significantly different from
forecast, variations to the method may be considered. As is normal practice in
joint land availability studies the land supply calculation has been done on the
basis of past building rates (Table D) as well as on the residual method (Table
A).

Results of Comparison

On the residual method, based on the adopted Unitary Development Plan
forecast of need, the supply of readily available land in Blaenau Gwent at 1st
April 2009 stood at 7.1 years. This is a decrease from the supply of 7.8 years in
the 2008 study.
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5. PART 3 : COMMENTARY

5.1 Completions

5.2 Table B sets out completions since 1980 in Blaenau Gwent together with five
and thirteen year average figures. The change in the base date from January to
April has led to changes in completion periods as explained in Table B below.

TABLE B

HOUSING COMPLETIONS IN BLAENAU GWENT

NOTE:

Completions from 1980 - 2005 were for the yearly period 01* January - 31%
December

323

1980
1981 363
1982 112
1983 72
1984 121
1985 84
1986 92
1987 138
1988 218
1989 132
1990 108
1991 273
1992 284
1993 126
1994 140
1995 235
1996 123
1997 136
1998 136
1999 & 88

2000
2001 *106
2002 *101
2003 *102
2004 *110
2005 *126
2006 *36
2007 73
2008 102
2009 150

*See Annex 1




Completions shown for 2006 were for the 3 month period 01* January - 31 March

06.

2007 and subsequent years show annual completions from 1** April -31* March.

ANNUAL AVERAGE COMPLETIONS FOR 5 AND 13 YEAR PERIOD TO

APRIL 2009
1996-2009 2004-2009
(13.25 years) (5.25 years)
TOTAL ANNUAL TOTAL ANNUAL
AVERAGE AVERAGE
TOTAL
BLAENAU GWENT 1386 105 597 113

NOTES: Sources - 1986 - 94 : Gwent County Council
1995 - 09 : Blaenau Gwent County Borough Council

5.2 Table C sets out the comparison of house building rates with needs as forecast
in the adopted Unitary Development Plan. With thirteen years of the plan
period gone, completions are 88% of forecast.

TABLE C

PERFORMANCE OF THE HOUSEBUILDING INDUSTRY
1ST APRIL 1996 - 1ST APRIL 2009

UDP UDP ACTUAL HOUSE-
PROJECTION Average annual | COMPLETIONS BUILDING
1/4/96 - 1/04/11 projection of 1/04/96 - 1/04/09| PERFORMANCE
(15 YEARS) completions (13.25 YEARS)
(13.25 years)
a b (a/15*13.25) c d=c/b*100
BLAENAU 1779 1571 1386 88%
GWENT

NOTES : SOURCE 1996 - 2009 : Blaenau Gwent County Borough Council

5.3 Land Supply Compared to Past Building Rates



5.3.1 Table D sets out the comparison between the current land supply and past
building rates. As building rates have been behind the forecast during the plan
period, comparison with the 5 year build rate gives a supply of eleven years, a
higher figure than the 7.8 years obtained by use of the residual method.

5.3.2 The study has also identified completions by dwelling type and this is indicated
in Figure 3 below.

FIGURE 3 - Completions by House Type April 2008/2009

100

Completions

Houses | Flats
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6.1

6.2

7.0

7.1

7.2
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8.0

8.1

8.2

SUMMARY

The current land supply for Blaenau Gwent on the residual method stands at 7.1
years. The building rates comparison produces a supply of 9 years which shows
a discrepancy between apparent and actual supply of land.

Sufficient land is therefore considered available within the County Borough
when based on the residual method.

As illustrated in Table 1, Category 3(i) sites comprise 52% of the committed
land in Blaenau Gwent. Whilst some of these reflect phasing and market
demand issues, there remain a large number of sites that are constrained in
some way and these need to be examined in detail to ensure that future
development is not frustrated by a lack of suitable land for development.

CURRENT ECONOMIC CLIMATE

The impact on the housebuilding industry due to the economic circumstances
prevailing over recent months was apparent at the time of the 2009 study
meeting. It was noted that predicting the timescale over which the current
adverse economic climate would continue was difficult but for the purposes of
the study it was agreed that the Group would examine each site on its merits in
light of the information available.

In terms of the provision of affordable housing and the likely future
contribution the Group agreed that it was likely to be more difficult to provide
through the S106 delivery mechanism as this was generally allied to private
market housebuilding and the prevailing market conditions evidenced the
difficulty in obtaining finance for both developers and purchasers.

It was also noted the difficulty the Council were having in terms of
shared equity schemes (i.e Intermediate affordable housing) as the
potential occupiers were unable to raise the relevant share via
mortgage funding in terms of Homebuy schemes.

ISSUES OF CROSS-UNITARY AUTHORITY SIGNIFICANCE

PREVIOUSLY DEVELOPED LAND (OR BROWNFIELD)
CONTRIBUTION TO THE LAND SUPPLY

While Government guidance promotes a range of and choice of sites for
housing development, the guidance also advocates emphasis on the
development of brownfield (i.e previously developed) sites. It is, however
acknowledged that brownfield sites often suffer from physical or ownership
constraints which can make their development more problematic.

To assist in informing and monitoring the brownfield sites situation as in the
previous study, Figure 4 below shows a disaggregation of the five year and total
land supplies on large sites in the County Borough into greenfield and
brownfield elements.



Figure 4

Breakdown of Brownfield/Greenfield Housing Land Supply

1403

@ Dwelling
units on
Greenfield

B Dwelling
units on
Brownfield

Total Supply 5 Years Supply (Cat 1&Cat2)  Categories 3(i) & 3(ii)

Category 1 Sites or phases of sites where development can occur immediately and
will be completed within 5 years.
Category 2. | Sites or phases where development can’t commence immediately but is

likely to be completed within 5 years

Category 3i

Development unlikely within 5 years due to major physical constraints

Category
3ii.

Development unlikely to occur in the foreseeable future due to major long
term constraints

8.3 Figure 4, above demonstrates that overall approximately 69% of the County’s
overall land supply comprises brownfield land.

8.4 Within the five year period, those units on brownfield land represents almost
76% of the land available as illustrated further in Figure 5 which follows.




Figure 5

Brownfield/Greenfield Housing Land Supply 2009 2014
including units under construction but excluding 3i and 3ii land

24%

O Brownfield
B Greenfeild

8.5 Figure 6 similarly indicates actual dwelling completions on sites of 10 or more
units over the 12 month study period split between greenfield and brownfield; it
can be seen that 55% have occurred on brownfield sites.

Figure 6 -

Large Site Completions 2008- 2009
O Greenfield
E Brownfield

8.6 The Brownfield/Greenfield contribution will continue to be monitored in future
studies.

9.0 AFFORDABLE HOUSING

9.1 In accordance with the revised TAN 1 guidance the level of completions of

affordable housing units is required to be evidenced in these studies together
with the estimated contributions which are likely to come forward over the
next five years. Where definitive information is available eg through signed
Section 106 agreements for delivery then these have been taken into account.
Where no such information is available but policy requirements are likely to
inform negotiations on future delivery of affordable housing units in the

County then an estimate has been made and has been included in the
Table set out at Annex 3. Appropriate caveats have been included where no
definitive information is available to justify the estimated contribution included.



9.2

9.3

Affordable units are defined in accordance with the definition set out in TAN 2
“Planning and Affordable Housing” (2006).

Low cost market housing is not included in the TAN 2 definition of affordable
housing but where information is available then the contribution from this
source has also been incorporated in the data collected.

To assist in informing and monitoring the affordable housing situation, the
study incorporates, in Figure 7 below, a disaggregation of the five year and total
land supplies on large sites in the County Borough into affordable housing
elements.

Figure 7: Affordable housing contribution to the five year and total land
supply (Affordable Housing figures are derived from Annex 1. Private
Housing Figures are contained in Table 1)

2000+
1500
O Market Housing
1822 .
1000 @ Affordable Housing
5004 655
L 222 22
Five Year Supply Total Land Supply

9.4

A detailed Table of affordable housing contributions in the County is included
at Annex 3. It is documented on a site by site basis and contains affordable
housing estimates based on Local Authority Development Plan Policy where
applicable. Where the apportionment of small site affordable housing
completions are known these have been documented and added to the totals
accordingly. There have been 38 actual large site completions of affordable
housing shown in this study. The estimated level of future affordable



9.5

9.6

9.7

contribution in the County Borough of Blaenau Gwent on the basis of this
Study is 222 units over the next five years.

Figure 7 demonstrates that overall approximately 10% of the County Borough’s
overall housing supply comprises affordable housing. There may be potential in
the future to increase the supply of affordable housing through renegotiation of
existing permission. Some sites within the Borough have old permissions that
originally did not have a requirement for affordable housing. There may be
opportunities to gain additional affordable housing if permissions are
renegotiated in the future.

Of the dwellings available within the five year period, the percentage of
affordable housing is higher, at 25%

Figure 8 indicates that completions over the 12 month period split between
affordable housing and market housing. It can be seen that 39 completions have
been for market housing. Therefore 26% of the large and small site completions
were for affordable housing.

Figure 8: Comparison between Affordable Housing Completions and Total
Completions over a 12 Month Period (April 2008-April 2009) -
Completion figures include small site completions of which there were 53,
1 affordable completions, 52 private dwellings.

9.8

10.0

10.1

10.2

B Affordable Housing
Completions

B Total Private Market
Completions

The affordable housing contribution will continue to be monitored in future
studies.

SITES SUBJECT TO FLOOD RISK

To assist in informing and monitoring the sites subject to flood risk, the study
incorporates, in Figure 9 and 10 below, a disaggregation of the five year and
total land supplies on large sites in the County Borough into flood risk
elements.

The Flood Risk Zones descriptions set out below are as defined in TAN 15 and
used within the precautionary framework :-



CI: Areas of floodplain which are developed and served by significant infrastructure, including
flood defences. Used to indicate that development can take place subject to application of
justification test, including acceptability of consequences.

C2: Areas of floodplain without significant flood defence infrastructure. Used to indicate that
only less vulnerable development should be considered subject to application of justification
test, including acceptability of consequences.

Figure 9: Large Sites Subject to Flood Risk within the Total Supply
(includes 3i units)

Breakdown of Total Land Supply on large sites in relation to flooding
issues
2000- 1847
O Dwellings units on
land with No
1500+ flooding constraints
@ Dwelling units on
1000+ land in C1 Flood
Zone Only
500+ W Dwelling units on
. 197 land in C2 Flood
Zone Only
0
Figure 10

Break down of Total Land Supply in relation to flooding issues
1847

197

O Land with no flooding
constraints

O Land with flooding
constraints

10.3 Figures 11 and 12 illustrate that 13% of the dwelling units within the five year
supply are on land within a C2 flood zone ie subject to flood risk.

Figure 11




Breakdown of 5 Year Land Supply in relation to
flooding issues

O Land with No
1000 - ﬂOOding
constraints
800 -
OLand in C1 Flood
6001 Zone Only
400
2004 ® Land in C2 Flood
Zone Only
0

Figure 12

Breakdown of 5 Year Land Supply in relation to flooding
issues

N

OLand with no flooding
constraints

O Land with flooding
constraints

Figure 13: Total large site completions in the floodplain

Total Number of Completions in the Flood Plain

O Completions on land
with no flooding
constraints

O Total Flood Plain
Completions




11.0

11.1

11.2

CONCLUSION

The current study based on the position at 01" April 2009 shows Blaenau
Gwent County Borough to have sufficient land available to provide a 7.1 year

land supply when set against the UDP requirement.

The significance of the wider economic downturn and its implications for house
building in the County is likely to be reflected in next years house completion

rates. This will need to be monitored in future studies.

TABLE E

BLAENAU GWENT

SMALL SITES COMPLETIONS

| PRIVATE | OTHER
HISTORIC COMPLETIONS
1992 41 9
1993 20 1
1994 14 0
1995 54 0




UDP PLAN PERIOD STARTS

1996 19 0

1997 21 0

1998 20 0

1999 25 0

2000 27 0
2001 * 8
2002 * 3
2003 * 4
2004 *12
2005 *28
**Jan -March 2006 *11
April 2007 41
April 2008 53
April 2009 53

NOTE:
Small Sites completions for 1999 and 2000 were based on the average of completions
from 1994 to 1998.

** Completions shown for 2006 are those for 3 month period between 1° Jan -31°*
March 2006.

The 2007 figure is for the year to 31°* March 2007

« Refer to Annex 1

Annex 1 - Housing Completions Data

Small Site Completions

1996 19
1997 21
1998 20
1999 25
2000 27
2001 8
2002 3
2003 4




2004 12
2005 28
**Jan-Mar 11
2006
April 2007 41
April 2008 53
April 2009 53
NOTE:
Completions from 1996 - 2005 were for the yearly period 01* January - 31%
December

** Completions for 2006 were for the 3 month period 01* January - 31° March
Completions for 2007 are for an annual period 01* April 06 -31* March 2007. Future
completions will be monitored annually on this basis.

Large Site Completions

1996 104
1997 115
1998 116
1999 19
2000 17
2001 98*
2002 98*
2003 98*
2004 98*
2005 98*
**Jan - Mar 25%*
2006
April 2007 32
April 2008 49
April 2009 97

NOTE:

Completions from 1996 - 2005 were for the yearly period 01 January - 31%
December

**Completions shown for 2006 are for the 3 month period 01° January - 31°* March

2006.

Completions for 2007 are for an annual period 01* April 06 -31* March 2007. Future
completions will be monitored annually on this basis.

The total large site completion figure shown annually from 1°° January 2001-31* March
2006 is based on how many houses were built (515) divided by the number of years
(5.25) with the relevant apportionment shown for 1°** Jan-31 March 2006.

Housing Completions in Blaenau Gwent (Small and Large)

Total
Completions
1996 123




1997 136
1998 136
1999 & 88
2000
2001 106
2002 101
2003 102
2004 110
2005 126
**Jan-Mar 36
2006
To April 73
2007
April 2008 102
April 2009 150
NOTE:
Completions from 1996 - 2005 were for the yearly period 01 January - 31%
December

** Completions for 2006 are for the 3 month period 01* January - 31* March 2006
Completions for 2007 are for an annual period 01* April 06 -31* March 2007. Future
completions will be monitored annually on this basis.

Refer to notes to small and large site completions tables for means of calculation of
total annual completions shown.



Annex 2

Location Map



Annex 3
Supplementary Schedule of Sites.

Residential Land Availability Schedule for Blaenau Gwent 2008



Annex4

Planning Policy Wales (Extract)
March 2002

As amended by MIPPS 01/2006



Annex 5
Planning Policy Wales

Technical Advice Note (Wales) 1
Joint Housing Land Availability Studies (2006)



Annex 6

AFFORDBALE HOUSING
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