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1. PURPOSE: 
1.1 The purpose of this report is to help inform a discussion at this joint Select Committee 

meeting to consider Monmouthshire’s input into the Welsh Government’s call for 
evidence on affordable housing delivery.

2. RECOMMENDATION: 
2.1 That attendees consider and discuss responses to the questions asked by the Welsh 

Government.  

3. KEY ISSUES:  

Background

3.1 The Welsh Government has issued a consultation over the summer break seeking a 
call for evidence on affordable housing delivery.  This is a key topic of interest and 
relevance to the Council and our communities.

3.2 Background information and suggested responses are provided by Shirley Wiggam at 
Appendix 1.

4. OPTIONS APPRAISAL

4.1 To respond to the call for evidence, having discussed the relevant issues in the call for 
evidence.

4.2 To decide to not respond to the call for evidence.

5. EVALUATION CRITERIA

5.1 This is an important topic, and if we want to shape future policy direction, it is 
recommended that a response is provided.

6. REASONS: 
6.1 As above.

7. RESOURCE IMPLICATIONS:  
7.1 Officer time and costs associated with the response to this consultation will be met 

within existing budgets.

8. WELL-BEING OF FUTURE GENERATIONS IMPLICATIONS:
Sustainable Development

SUBJECT: ADDRESSING OUR LACK OF A FIVE YEAR HOUSING LAND 
SUPPLY: MONMOUTHSHIRE’S APPROACH TO UNALLOCATED 
HOUSING SITES

MEETING:     JOINT ECONOMY AND DEVELOPMENT SELECT COMMITTEE 
AND ADULTS SELECT COMMITTEE

DATE: 7 SEPTEMBER 2018
DIVISION/WARDS AFFECTED:   ALL
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8.1 Under the 2004 Act the LDP is required to be subject to a Sustainability Appraisal 
(SA).  The role of the SA is to assess the extent to which planning policies would help 
to achieve the wider environmental, economic and social objectives of the LDP.  

8.2 The Welsh Government will assess these issues before making policy changes.

Equalities

8.3 The Welsh Government will assess these issues before making policy changes.
.     

Safeguarding and Corporate Parenting

8.4 There are no safeguarding or corporate parenting implications arising directly from this 
report.  

9. CONSULTEES
 Colleagues within the planning and housing services.

10. BACKGROUND PAPERS: 
 Cabinet Secretary’s letter dated 18th July 2018

Appendix 1 Information from Shirley Wiggam

11. AUTHORS & CONTACT DETAILS:
Mark Hand (Head of Planning, Housing and Place-Shaping) 
Tel: 01633 644803 / 07773 478579
E Mail: markhand@monmouthshire.gov.uk
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INDEPENDENT AFFORDABLE HOUSING SUPPLY REVIEW

CALL FOR EVIDENCE

1.  UNDERSTANDING HOUSING NEED

a) Do you believe that the current tenure mix of properties being built is correct? Is 
the balance right between market, social rent, intermediate rent etc., or should it 
change in the future?

From the rising number of households in need of affordable housing registering with LAs 
it is clear that there are not enough truly affordable properties being delivered (i.e. social 
rent). Although the Welsh Government is including Help to Buy and Rent to Own in the 
figures used to meet their target, these products are clearly not affordable housing.

In Monmouthshire the greatest need by far is for social rented properties. Few 
households in bands 1 – 4 (urgent need to low need) of our CHR could afford an 
intermediate rent or an LCHO property. We operate a neutral tenure system where all 
new affordable properties are allocated on the basis of need. Households allocated the 
properties are offered the opportunity to purchase on Homebuy terms and it is very rare 
that any household is able to take up this offer. This offer to buy is open for households 
to move to home ownership in the future and, to our knowledge, only one household has 
expressed an interest in doing this. We do make social housing grant funding available 
for one of our RSL partners to run a DIY Homebuy scheme – this is popular with first time 
buyers who are able to identify a property to purchase within Monmouthshire and then 
receive an interest free equity loan from the RSL. The number we are able to help in this 
way is very small – between 8 – 10 per year.  

The Council has a small recyclable low cost home ownership budget, but this typically 
only assists one household every few years.

For counties such as Newport and Monmouthshire with a boundary to England we 
cannot assume that housing built in Wales will be meeting demand in Wales as there is 
now significant evidence of people moving from England to Wales in order to purchase a 
new-build property. This is a trend that we are expecting to see continue with the 
abolition of the Severn Bridge tolls and the electrification of the South Wales mainline.

b) How should Welsh Government ensure that both housing need and demand is 
considered/met?

Although the LHMA provides a standard methodology from which local authorities can 
begin to assess housing need, it is a very time consuming process and it requires a 
certain level of statistical expertise to be able to compile the report - interpreting the data 
and explaining the results.  Not many local authorities have such specialist staff in their 
Housing Services, or indeed in the local authority as a whole.  In many local authorities, 
the LHMA has to be fitted into the daily workload.  For the amount of work involved in 
compiling the LHMA it’s audience is extremely limited.  If it was challenged by an expert 
some local authority officers without statistical expertise would have difficulty defending 
the results.
Local authorities undertake the LHMA at different times, which makes it impossible to 
aggregate up to give an all Wales picture of housing need.  It would be helpful to 
understand how Welsh Government currently makes use of the LHMAs.Page 3



Information from other local authority departments such as social care is not forthcoming.

c) How should Welsh Government use existing housing needs data to better inform 
policy making and programme delivery? Does the data tell us what the issues 
are/what are the gaps?

Not sure that locally produced LHMAs should be used to inform policy making and 
delivery at a national level.  There is no liklihood of addressing all housing need in Wales, 
so there should be a presumption of housing need everywhere and policies that best 
address the most need should be the ones that are developed, although special 
consideration needs to be given to rural areas. 
 
Although the LHMAs identify issues and gaps in each authority, it would be difficult to get 
an all Wales picture that could be used to inform national policy.  Not all local authorities 
do the LHMA in-house so there is no standardised approach.  Improving the LHMA 
methodolgy and standardising the approach and timescales would require the Welsh 
Government to ensure that local authorities had the skills and capacity to undertake this 
work.  

d) How frequently should Welsh Government be updating estimates of need and 
demand and should the data be more granular so we have a closer sense of 
whether planned provision is truly affordable for residents?
LHMAs are currently undertaken every two years.  However, when there are sudden 
changes in the housing market, such as there have been recently with the announcement 
of the removal of the tolls on the Severn Bridge, the data would need to be refreshed.  
Most local authorities do not have the capacity in their housing departments to cope with 
this.  Monmouthshire would not currently have the capacity to undertake this work.

e) How far does the planned provision deal with backlog of unmet need?
It is clear from the LHMAs that have been produced that planned provision does not deal 
with the backlog of unmet need. We are not building enough housing to meet the backlog 
and newly arising need. All areas that produced an LHMA following the Welsh 
Government Guidance Document reported a need that was significantly higher than their 
LDP target. Evidence also suggests that many areas are not achieving their LDP targets 
for the delivery of affordable housing. Although most areas are delivering well through the 
Social Housing Grant Programme – achieving full spend and being able to take up 
additional funding at the end of the financial year - in recent times, viability issues have 
had a significant impact on the delivery of affordable housing through S106 agreements. 
Strategy & Policy Officer (Development Officers) have been lobbying Welsh Government 
to provide good viability training to assist officers in achieving their targets for some 
considerable time. 

All developers should have to enter their data into BCIS.  This would result in the build 
cost figure not being skewed.

2. GRANT ALLOCATION AND INTERVENTION RATES

a) How could the grant regime best achieve value for money and efficiency and 
deliver more affordable housing from current resources?
Could the Welsh Government change their financial system to allow funding to be carried 
forward?  This would assist with programme planning.Page 4



b) Should criteria be introduced which links grant allocations to measure of 
efficiency.  KPIs and delivery capability?  For example, should there be some form 
of bidding and eligibility framework to encourage those willing to develop at lower 
levels of grant to bid under a partnership or framework agreement, either alone or 
in consortia?
What does efficient look like?  Shouldn’t the amount of funding you get be based on 
housing need rather than KPIs.

Encouraging partnerships to deliver at lower levels of grant is more problematic.  This 
could be detrimental for smaller RSLs.  This could be counter-productive.  Less grant 
means more borrowing by RSLs and that means higher rents.

c) Should the zoning system continue or is there a better way of delivering affordable 
housing?

The zoning system should definitely continue.  As long as local authorities, in areas 
where existing zoned RSL partners cannot provide the necessary expertise in a particular 
area or are performing poorly, continue to be able to put a business case to the Welsh 
Government to have another RSL zoned, there should be no problem with the current 
system. 
There are several reasons why this system should continue:

 Management of stock – RSLs need to have management capabilities in the area 
where their stock is located to be able to manage well.  
There is a lot of evidence from England where RSLs were allowed to build anywhere 
and stock was too far away to manage.  A lot of stock rationalisation has had to take 
place.

 A small number of zoned RSLs allow local authorities to develop good working 
arrangements with their partner RSLs.  RSLs are also able to develop a good 
understanding of housing need in their local areas and are able to assist local 
authorities in the discharge of their duties. This is important as it is not just housing:

 Creating sustainable communities is also important.
 RSL partners are members of numerous partnerships including the PSB
 One of MCCs partner RSLs runs the Housing Register (Homesearch) and 

all are party to it.
 They provide temporary accommodation to help the authority discharge its 

homeless duties.
 The assist us with energy projects.
 The have housing support contracts with the authority (supporting people).
 One of our RSL partners does our repairs and supports our DFG 

programme.
 Local RSLs assist us with arising one-off issues.

 The importance of zoning goes wider – for example by creating local supply chains 
and local employment.

 Too many RSLs can lead to competition between them for affordable housing 
schemes.  This drives prices up and leads to needless waste of public funds.

 Abolishing zoning would mean that large RSLs may dominate development.  Smaller 
RSLs have a lot to offer and can often provide truly innovative solutions to meet a 
wide range of challenges.  Research from England has shown that bigger is not 
necessarily better.  Size doesn’t mean greater efficiency or less cost.  Once an 
organisation has 2,000 properties+ then there is no difference in overheads.
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 Changes to, or the abolition of, zoning would significantly add to the workload of 
already severely stretched local authority strategy/development officers and selection 
of an RSL partner would become much more time consuming and difficult.  

 It is difficult to see how changing zoning would result in an increased supply of 
affordable housing and it most certainly would not lead to better value for money.

d) What alternative structures of finance, including private sector finance, could be 
used to better support the development of more affordable housing in Wales?

WG has used a range of funding mechanisms – these need to be reviewed to see if they 
resulted in the delivery of more affordable housing before embarking on further new 
alternatives.

3.  RENT POLICY

a) Should the Welsh Government continue to have a Rent Policy or should social 
landlords be responsible and have freedom to set and uplift their own rents?

Monmouthshire would like to see benchmark rents retained as social rented properties 
are by far our greatest need.  The number of very low paid households on our register 
means that this is likely to continue to be our greatest need.  Although Monmouthshire is 
perceived to be a wealthy county the average wages for those who live and work in 
Monmouthshire are the second lowest in Wales.  RSLs are able to set their own 
intermediate rents and there have been occasions where the local authority has had to 
intervene as these rents were set too high.

RSLs would like to be able to set their own rents.  Should WG allow RSLs to set their 
own rents this would need to be within a criteria of affordability.  E.g. formula for 
affordability - percentage of disposable income.

b) Should the Welsh Government Rent Policy consider affordability or rents for 
tenants of should this be the responsibility of individual social landlords?

The Welsh Assembly should not divest themselves of the responsibility of making sure 
that rents are affordable for those in housing need.  They could act on evidence from 
both the RSL and the local authority.  The local authority not only has a statutory duty to 
access housing need, but also has the ability to do so.

c. How can a Welsh Government Rent Policy encourage social landlords to maximise 
affordability for tenants, given in some areas market rents are currently lower than 
social rents?

We don’t believe you can compare social rented properties and market rented properties 
in this way.  Social housing stock is of a much higher standard than most market rented 
properties.  It is well managed by a landlord who has an interest in the well-being of their 
tenants and tenants have more security of tenure and are able to think of their social 
rented property as their long term home.  

Market rents that are lower than social rents is not something that occurs in 
Monmouthshire, however, we think there is a case for arguing that where this happens 
the tenant of an RSL property is getting better value and more security  for their money.
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It is no cheaper to build affordable housing in areas of low market rents therefore any 
intervention to encourage social landlords to reduce social rents would have to be 
accompanied by a higher grant rate for construction.

Page 7



4. STANDARDS/DEVELOPMENT QUALITY REQUIREMENTS (DQR)

a) What standards, if any, beyond building regulations should there be for affordable 
homes in the next decade?

Monmouthshire County Council feel strongly that Welsh Government Development 
Quality Requirements (DQR) should remain.  We have no objection to making them more 
flexible, but space standards and storage should definitely remain as part of this 
standard. 

It is essential that affordable housing stock in Wales is both fit for purpose and fit for the 
future. Building to DQR extends the lifespan of affordable properties.  DQR includes 
Lifetime Homes standards and these standards make it both easier and less costly to 
adapt a property.  Adapting a DQR property costs on average £1,000 compared with a 
cost of £5,000 for non DQR compliant properties.  This is a considerable saving to the 
public purse, but the main benefit is that households do not have to move from the 
communities where they have strong links and support. Being able to remain in your own 
home with support will also save on social care funding.  

We should learn from the past and not build housing that will have to go through a similar 
costly procedure that we have just been through with WHQS. The question really is why 
would we not build to DQR?  It makes sense in so many ways. 

Space standards, for example, ensure that families will have adequate space for living.  A 
lot of evidence for the retention of standards was put forward during the DQR Review.  
Especially from Health.  It is important that families have room to live and to sit down and 
eat together.  If children are to reach their potential it is also important that they have a 
quiet space to study.  

There is a lot of confusion within the development industry between DQR and WHQS.  
WHQS was simply a standard for remediation of existing properties.  It is not a standard 
to which new properties can be built, as developers often try to argue during the planning 
process.

In Monmouthshire we require all affordable housing to meet DQR.  This ensures that 
affordable housing developed by the private sector is fit for purpose.

The DQR Review, chaired by Sophie Howe in 2014, provided a comprehensive report on 
the future of DQR.  The recommendations are still relevant today and we believe that 
Welsh Government should adopt the recommendations and issue the new DQR 
Guidance.  Private developers lobby Ministers to have DQR removed and use cost as the 
reason.  However, despite many invitations and calls for evidence on costs, the 
development industry only attended one meeting and failed to provide any evidence.  

We would go one step further and recommend the introduction of national space  
standards for all housing.  Elected Members, Planning and Housing Officers have 
become increasingly worried by the poor standards delivered by the housing industry and 
the effect that this has on people’s lives.  Monmouthshire is considering introducing 
space standards for all housing in the revised LDP.  These standards would be the 
National Space Standards used in England.

b) Can the additional cost of the current DQR be justified, or are there more cost 
effective alternative means of delivering choice and flexibility?
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The cost can be justified as the guidance ensures that affordable housing is fit for 
purpose and meets the needs of households now and in the future. The standard also 
ensures that Welsh housing stock is suitable for all people – meeting the needs of multi-
generational families, older people and disabled people in need of adaptations and 
households with specific religious or racial requirements.  We must not be lured by the 
development industry into making the mistakes of the past which will cost millions of 
pounds to put right in the future.
 

c) Should all new grant funded homes or homes built on Welsh Government land be 
designed to be zero carbon (EPC A*) or energy positive?

The concept is welcomed but it has implications for design, layout and pepper-potting 
and therefore social integration.

d) How should Welsh Government ensure all new grant funded homes or homes built 
on WG land create sustainable places and quality homes?

5. LOCAL AUTHORITY BUILDING

a) What, in your view, needs to be changed or improved, in relation to 
regulation/finance/planning/policy, to enable local authorities to deliver new 
homes at pace and scale?

Local Authorities would need access to public funding in the same way that RSLs 
have access.
 

b) What is the role of non stock owning local authorities in housing supply?  What 
support could Welsh Government give/what are the key factors and practical 
issues?

Local Authorities who have gone down the stock transfer route would need to be able 
to have an HRA again and would have to adequately resource their housing 
departments if they were to build affordable homes again.

The role of non stock owning local authorities in housing supply is a strategic one.  We 
are tasked with maintaining a LHMA and using that housing need information to 
ensure that all new developments are making a positive contribution to meeting the 
housing need identified.

Support would be valued from Welsh Government to ensure that local authorities 
retain their strategic housing function.  This has been reduced drastically in recent 
years.  A strong strategic housing function can ensure that developments are 
appropriate, affordable and meet housing need together with supporting the Wellbeing 
of Future Generations Act.

c) The latest business plans for the stock retaining local authorities show an 
unused borrowing capacity of over £100m.  What support could Welsh 
Government provide for this to be used to deliver new housing supply?

6. CONSTRUCTION SUPPLY CHAIN INCLUDING MODERN METHODS OF 
CONSTRUCTION Page 9



a) How can modern methods of construction, including off-site manufacturing, 
contribute towards speeding up the delivery of affordable housing, without 
reducing quality?

We need to learn the lessons of the past (prefabricated buildings of the 50s and 60s) 
before we speed up the delivery of factory built houses.  We need to be sure of quality, 
longevity and value for money.  Also mortgageability and public confidence in buying 
them. 

b) How could Welsh Government best support local authorities and RSLs to 
ensure homes are built in sufficient numbers using modern methods of 
construction to drive down the cost of production?

c) What other parts of the housing supply chain could be supported and improved 
to enable the delivery of more housing?  What barriers are preventing this 
currently?

WG needs to do more with regard to the supply chain.  Many components come from 
overseas.  Components could be manufactured in Wales.  E.g. bricks used to be 
made in Wales.  Now a national shortage of bricks.

Reinstate paragraph 6.2 of TAN 1.

7. PUBLIC SECTOR LAND

a) What, in your view, is the most effective mechanism for bringing forward public 
sector land for house building to enable the delivery of affordable homes?

Public land would need to be brought forward at less than best value to enable the 
delivery of affordable homes.  This has not happened.  Public land that has been 
brought forward has been at full market value.  Councils can no longer afford to 
provide land at reduced value to RSLs to provide affordable housing.

In areas where the Welsh Government has suitable land for housing development 
there should be a stronger relationship between Welsh Government Land Division, 
Welsh Government Housing Directorate and local authorities.  

b) What are the best examples, In Wales or elsewhere, of public sector land being 
used to deliver imaginative/innovative housing developments which transform 
communities?

Crick Road in Monmouthshire.  Innovative partnership with partner RSL to deliver a 
dementia friendly new housing community together with a Dementia Care Home.   In 
Newport – Mariner’s Quay, Newport.

c) What standards for homes and communities should Welsh Government require 
for housing developments on public sector land?

Housing that meets DQR and possible energy efficiency/zero carbon/energy positive 
standards.

8. CAPACITY OF PUBLIC SECTOR AND RSLs

a) What organisational efficiency, skills and financial capacity constraints exist 
within RSLs and local authorities?Page 10



Monmouthshire County Council capacity is restricted due to the limited number of 
strategic housing staff and the associated skills, which at present sits with one person.  
A housing restructure, however, has recently been implemented which hopes to 
strengthen and increase the Council’s strategic housing capacity.

Further training needs to be provided on the LHMA model and a associated data 
gathering.  Austerity and local government cuts have diminished resources for many 
local authority housing functions resulting in reduced capacity and skills to undertake 
the necessary research and analysis.

RSLs suffering from a lack of qualified development staff in the sector and are having 
to pay higher wages to attract staff.  Often poaching staff from other RSLs.

b) How can Welsh Government help address capacity constraints?

The Welsh Government needs to promote the value of the strategic housing function 
and its role in meeting statutory duties.

c) What measures can the sector take, including partnerships and collaborative 
working models, to share skills and combine resources in pursuit of increased 
supply?

Could WG/RSLs mentor and support SME’s to help sustain their business and build it 
up slowly.  Assistance with HR, Legal etc.  They need SUPPORT not just grant/loans.

d) What other barriers, such as regulatory, infrastructure, services, if any, exist 
which impact on the capacity of these organisations to deliver more affordable 
homes at pace?

Welsh Water infrastructure - capacity issues in Monmouthshire and their infrastructure 
plan is not in sync with Monmouthshire’s LDP.  Broadband infrastructure is important 
in combating rural isolation and economic benefits.

e) What are the best examples of collaboration being used to collectively deliver 
affordable housing schemes?

Monmouthshire works well with their RSL partners and has a good record of 
affordable housing delivery.  

9. USE OF EXISTING POWERS

a) How do we maximise the use of existing legal powers (of Local Authority, RSLs, 
Welsh Government/Welsh Ministers etc) to deliver affordable housing?

b) Are there areas where you believe they are not being used to full effect, and 
what would be your suggestions?
The EDMO facility is currently a very under-used mechanism for tackling empty 
homes.  However, implementation is bureaucratic and would be expensive.  It would 
be appropriate to review or develop an alternative and would be easier to use.

c) Should more be done to ensure existing empty homes are bought back into use 
to increase affordable housing supply?
Monmouthshire has recently analysed the approach taken to tackling empty homes.  
This has concluded that Monmouthshire does not have an empty property issue in the 
traditional sense as typified by headline news of rows of empty and dilapidated houses 
causing environmental issues, which may be found within other local authority areas 
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throughout Wales, especially those that have large towns.  A typical empty property 
found in Monmouthshire can be characterised as:

 Owned by family members
 Being refurbished for the owner to occupy
 Being in sound condition and having no negative impact on its immediate 

environment
 A property that did not lend itself for affordable housing for various reasons 

such as being in a remote area; being too large and would command a high 
rent putting it far outside the parameters of what constitutes affordable housing

For the small number of properties in poor condition, these could be characterised as:

 A property having a slight impact on its immediate surroundings
 A property that has limited enforcement remedies available

For Monmouthshire the use of statutory enforcement power offers minimal use in an 
empty property market where there are no serious issues of neglect and deprivation, 
coupled to this is the often rural location.  As a result, bringing empty properties back 
into use in Monmouthshire is extremely challenging, which is further compounded by 
staff capacity to regularly and proactively investigate empty homes and engage with 
owners.
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10.LEVERAGING THE INVESTMENT POTENTIAL IN STOCK TRANSFER AND LA 
ORGANISATIONS

a) What is Major Repairs Allowance and Dowry delivering currently in terms of 
output and value for money?

 Monmouthshire Housing Association (MHA) currently use the Dowry for helping 
maintain its housing stock to meet WHQS and it is an integral part of its funding.

 In addition MHA uses the monies to assist in its delivery each year of all disabled 
adaptations requests it receives via Monmouthshire County Council.

 It uses the monies to help investment in upgrading non-traditional housing stock.
 Part of the money is used to help fund community benefit initiatives such as projects 

to assist tenants into employment.
 It has also been used and will continue to be used to assist in environmental 

improvements.

b) What can Welsh Government do to encourage/incentivise changes to the 
existing arrangements in relation to Major Repairs Allowance and Dowry?

 Welsh Government could choose to Increase the amount paid over a shorter time-
frame e.g. MHA had a 26 year agreement for £2.6m Dowry per year.  For the 
remaining 16 years it will be paid £41.6m.  If MHA was offered £30m today it may 
agree as it is slightly more than a net present value (NPV) calculation of the future 
income stream based on a 5% discount rate. Similar calculations could be done 
over varying time-frames.

c) What, if any, are the barriers to reforming the current arrangements for Major 
Repairs Allowance and Dowry?

Any reforms proposed would need to be carefully considered as removal or changes 
to the Dowry would require funders consent, as it is an event of default in all LSVT 
loan agreements.  This could allow funders to renegotiate loan arrangements and 
inevitably will increase funders’ margins.  This in turn will impact on RSL’s ability to 
develop new homes and maintain existing stock at WHQS standards.

d) Social landlords are on track to achieve WHQS by 2020.  What requirements 
should be in place to ensure the quality of the existing stock is maintained post 
2020?

LSVT’s produce annual compliance statements covering the state of its stock and this 
should continue and be subject to periodic check by WG and/or the organisations’ 
Auditors.
Statistical returns are also completed currently by MHA and all stock owning landlords 
showing compliance with WHQS and these should be continued and monitored.

e) What standards for homes and communities should Welsh Government require 
for housing developments on public sector land?

DQR.
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1. PURPOSE: 
1.1 The purpose of this report is to help inform a discussion at this joint Select Committee 

meeting to consider Monmouthshire’s approach to tackling its housing land supply 
shortfall, specifically how we deal with planning applications for unallocated sites in 
advance of the new LDP being adopted in December 2021.  This matter will be 
considered by Council on 20th September 2018 for a decision on the Council’s 
position.

2. RECOMMENDATION: 
2.1 That attendees consider and discuss the available options, their pros and cons, in the 

context of securing appropriate housing delivery and sustainable development.  

3. KEY ISSUES:  

Background

3.1 The land use planning system is one of the main tools available to the Council to seek 
to deliver its purpose, as identified in the Corporate Plan 2018-2022, of helping to build 
sustainable and resilient communities that support the well-being of current and future 
generations.  The Local Development Plan (LDP) allocates land for types of 
development (such as housing or employment uses), designates land as open space 
or green wedge, and provides a policy framework which provides the basis or making 
decisions on planning applications.  It seeks to support good quality development in 
the right locations, and resist poor quality or inappropriately located development. 

3.2 The Monmouthshire Local Development Plan (2011-2021) was adopted in February 
2014 to become the statutory development plan for the County (excluding that part 
within the Brecon Beacons National Park, which has its own LDP).  Work has 
commenced on our new LDP which will run to 2033.  The agreed timetable will see the 
new Plan being adopted at the very end of 2021.

3.3 The basis of the planning system is that it is Plan-led.  Section 38(6) of the Planning 
and Compulsory Purchase Act 2004 states that all planning applications shall be 
determined in accordance with the adopted LDP unless material considerations 
indicate otherwise.  One of those material considerations is our housing land supply.

3.4 Welsh Government sets out national planning policy in Planning Policy Wales and the 
accompanying Technical Advice Notes (TANs).  TAN1 relates to housing land supply 
and it provides a consistent way of measuring how much housing land each Local 
Planning Authority (LPA) has.  LPAs are required to have at least a 5 year housing 
land supply.  Monmouthshire currently has a 3.9 year housing land supply (it was 4.0 
years’ supply last year and 4.1 years’ supply the year before).

SUBJECT: ADDRESSING OUR LACK OF A FIVE YEAR HOUSING LAND 
SUPPLY: MONMOUTHSHIRE’S APPROACH TO UNALLOCATED 
HOUSING SITES

MEETING:     JOINT ECONOMY AND DEVELOPMENT SELECT COMMITTEE 
AND ADULTS SELECT COMMITTEE

DATE: 7 SEPTEMBER 2018
DIVISION/WARDS AFFECTED:   ALL
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3.5  Until July 2018, paragraph 6.2 of TAN1 required that, when considering planning 
applications for housing development on land not allocated in an adopted LDP, 
‘considerable weight’ must be given to the lack of a five year housing land supply.  
This did not mean that development anywhere, or of any quality, was given planning 
permission.  However, it did mean that otherwise acceptable housing development 
would be approved even if it were not allocated for development in the LDP.  Appeal 
decisions in this regard were consistent and clear.  To date, three such planning 
applications have been determined:

 Grove Farm, Llanfoist – up to 115 dwellings – outline planning permission 
approved;

 Rockfield Road, Monmouth – up to 70 dwellings – outline planning permission 
approved;

 Mounton Road, Chepstow – outline planning permission refused due primarily 
to its allocation in the current LDP as ‘Green Wedge’.

It is worth noting that had the above two approved applications been refused, our five 
year land supply would be 3.6 years.

3.6 In July 2018, the Cabinet Secretary with responsibility for planning issued an 
unexpected consultation on a proposal to ‘suspend’ paragraph 6.2 of TAN1 for an 
undetermined time period, while a review of housing supply is undertaken.  
Monmouthshire County Council’s response to that consultation was an objection.  
However, the Cabinet Secretary has since issued her decision, which is to suspend 
paragraph 6.2.  The duration of this suspension is unspecified.  Her letter, however, 
goes on to state that it is now for the decision-maker (i.e. Monmouthshire County 
Council as Local Planning Authority) to decide the weight to give its housing land 
supply shortfall.

3.7 This joint Select Committee meeting has been arranged to discuss the relevant issues 
and options, to help make an informed and robust decision at Council on 20th 
September 2018.

What’s the problem we’re trying to fix?

3.8 Members will be familiar with some of the challenging issues and opportunities facing 
our communities over coming years, including:
 The increasing proportion of our population aged over 65 and over 85, 

increasing well in excess of the Wales average;
 The relative absence of 20-40 year olds and our median age of 48 years 

(compared to a median age of 34 years in Cardiff);
 The resulting impact of the above two factors on our economic base and future 

prospects of economic growth;
 Cardiff Capital Region City Deal and associated opportunities;
 The economic growth of the Bristol/SW region and the opportunities for 

Monmouthshire as a border county;
 The imminent removal of the Severn Bridge tolls;
 Our average house price now exceeding £300,000;
 Our affordable housing waiting list of 3000+;
 Our dual economy, with high-earning residents who work elsewhere, and a low 

paid workforce who lives elsewhere but works within the County;
 Associated commuting patterns, with 40% of our economically active resident 

population commuting out of county;
 The challenges of rural isolation and sustaining rural services;
 The wealth of social capital in our communities;
 Our well-performing schools;
 The beautiful landscapes and heritage that make Monmouthshire special
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3.9 These factors will be key considerations as we develop the vision and strategy for our 
new LDP.  However, consideration needs to be given to what we do in the interim 
(between now and December 2021). 

4. OPTIONS APPRAISAL

4.1 In its simplest form, we have two options.  

4.2 The first option is that we give no weight in our planning decisions to our lack of a five 
year housing land supply. This means that we retain a Plan-led system, and proposed 
development on sites not allocated within the current LDP will be unacceptable in 
principle and planning permission would be refused.  This option is essentially 
process-focused and would provide certainty to our communities in that the current 
LDP would be adhered to.  Development in other areas could come forwards via the 
new LDP, and planning permission could be sought in 2022 onwards.

4.3 The second option is that we give some weight in our planning decisions to our lack 
of a five year housing land supply.  This could be anywhere from ‘none’ to 
‘considerable weight’, i.e. back to where we were in July 2018 when paragraph 6.2 still 
stood.  This option is essentially outcome-focused and would seek to make timely 
progress in tackling some of the issues identified above.

Ground rules
4.4 It is worth setting out at this juncture that this is not a matter of allowing any 

development anywhere.  A number of ‘ground rules’ have been applied previously and 
these would remain, should Council be minded to give weight to our lack of five year 
housing and supply.  Key examples are:
 Residential development is unacceptable in principle within undefended flood 

plain (zone C2) or on greenfield sites within defended flood plain (zone C1).  
This accords with national planning policy in TAN15.  This affects some 
significant parts of the County, for example parts of the Gwent Levels primarily 
south of the B4234, and some areas around Usk and Llanfoist;

 Appeal decisions typically uphold the view that LDP ‘green wedge’ allocations 
take greater weight than the housing land shortfall.  Green wedges are LDP 
allocations intended to prevent the coalition of settlements.  We have a number 
of such allocations, for example between Undy and Rogiet, Rogiet and 
Caldicot, and Chepstow and Pwllmeyric;

 The development must be acceptable in other planning terms.  If infrastructure 
is inadequate to support new development, and it cannot be satisfactorily 
improved via a S106 planning agreement, permission would normally be 
refused.  This includes matters such as highway capacity, school capacity, 
primary health care and air quality;

 An uncompromising approach has been taken to affordable housing delivery.  
Unallocated sites are required to deliver 35% affordable housing and no 
negotiation is being entertained.

5. EVALUATION CRITERIA

5.1 If Council is minded to give some weight to our lack of a five year housing land supply, 
this will mean that, in advance of adoption of the new LDP in December 2021, 
planning permission would be given for residential development on some sites that are 
not allocated for development in the current LDP.
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5.2 Further information is given below to seek to inform the discussion and understanding 
of options available, and to enable Council’s decision to be evidence-based.  As stated 
above, it is not a case of allowing anything anywhere.  The Planning Committee would 
retain control over what is approved and what is rejected.

5.3 The tables at Appendix 1 and Appendix 2 break down the same data in two different 
ways.  Appendix 1 shows housing delivery broken down by the current LDP strategy, 
and Appendix 2 shows the same data broken down by our three housing market 
areas: Southern (Chepstow, Severnside and surroundings), Central (Monmouth, 
Raglan, Usk, Penperllenni and surroundings), and Northern (Abergavenny, Llanfoist 
and surroundings).  The data is as follows:

 Column 1 shows the settlement name
 Column 2 shows the total actual number of dwellings completed (with the 

number of those that are affordable units shown in brackets) from the start 
of the current LDP’s plan period (2011) to 31st March 2018.  This data is 
from actual physical counts of completed dwellings undertaken by Council 
officers;

 Columns 3 to 5 show projections for completions for small windfall, large 
windfall and LDP allocated sites respectively from April 2018 to the end of 
the Plan period, i.e. to December 2021.  These are taken from the Joint 
Housing Land Availability trajectory and are the agreed build-out figures for 
each year until the LDP expires at the end of 2021 (although the figures 
shown actually run to 31st March 2022 not 31st December 2021 when the 
LDP expires, so they actually slightly over-predict delivery);

 Column 6 gives a total for columns 2-5, i.e. what has been completed and 
what is predicted to be completed before the LDP expires on 31st December 
2021;

 Column 7 gives the LDP target for housing delivery;
 Column 8 shows the shortfall or surplus of housing by comparing actual 

completions plus projections by December 2021 with the LDP targets.

5.4 The data clearly shows a significant shortfall in housing delivery based on actual and 
projected delivery compared with the LDP target.  Overall, by 31st December 2021 
when the current LDP expires, we will be 961 homes behind target, of which 337 are 
affordable homes.

5.5 If a decision were made to seek to address this housing shortfall and/or seek to 
address the challenges set out above, there are several options for an evidence-based 
approach.

Option 2a
5.6 The evidence clearly shows that the greatest shortfall in housing delivery (both market 

and affordable) has occurred in the Main Town of Chepstow and in Severnside, both 
of which are key parts of the LDP settlement hierarchy.

5.7 One option is to allow otherwise acceptable unallocated sites here based on the 
current LDP’s settlement hierarchy.  However, likely available and acceptable options 
known to officers mean we would be nowhere near meeting the 961 dwelling gap.

Option 2b
5.8 The evidence clearly shows that the greatest shortfall in housing delivery (both market 

and affordable) has occurred in the Southern local housing market area, primarily 
Chepstow and in Severnside. 
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5.9 One option is to allow otherwise acceptable unallocated sites within the Southern local 
housing market area.  However, as above, likely available and acceptable options 
known to officers mean we would be nowhere near meeting the 961 dwelling gap.

5.10 For the two options above, the choice is then to either seek to address the shortfall as 
far as possible within the Southern local housing market area, accepting that this does 
little to address the housing land supply shortfall, or to look to other areas of the 
county to be part of the solution.  It is worth noting that the affordability challenges and 
growth pressures/opportunities are county-wide, albeit growth pressures are greatest 
in the south of the county.

Option 2c 
5.11 If the decision were made to look beyond Chepstow and Severnside, to make a bigger 

impact in addressing the housing land shortfall, one option is to stick to the current 
LDP spatial strategy.  Following the LDP spatial strategy and settlement hierarchy 
would see development focused primarily on the three main towns of Chepstow, 
Abergavenny and Monmouth; followed by Severnside; followed by the Rural 
Secondary Settlements of Llanfoist, Penperllenni, Raglan and Usk, and then the main 
villages.  It is worth noting that the only development allocated within the LDP in main 
villages is 60% affordable housing sites of between 5 and 15 dwellings.  It should also 
be noted that Llanfoist has already had permission granted for up to 115 additional 
dwellings outside of the LDP, and consideration should be given to whether or not 
additional development outside of the next LDP in Llanfoist would be unreasonable.

Option 2d
5.12 Alternatively, if the decision were made to look beyond Chepstow and Severnside, to 

make a bigger impact in addressing the housing land shortfall, another option is to 
move progressively northwards, addressing the greatest growth pressures as close to 
the south of the county as our geography allows.  This would effectively mean that a 
level of development is considered in Rural Secondary Settlements such as Raglan, 
Usk, Penperllenni and Llanfoist, before the main towns of Abergavenny and 
Monmouth.

Option 2e
5.13 One final option would be a hybrid of the above options, namely to allow otherwise 

acceptable development on unallocated sites throughout the County, with the extent of 
housing reflecting the current LDP’s spatial strategy as set out above.  In other words, 
the Main Towns would see a greater level of potential growth than Rural Secondary 
Settlements.

5.14 Taking this approach would give the best chance of tackling the housing shortfall.  It 
would mean that some areas that have effectively delivered on their LDP housing 
allocations potentially have some more development to help support the County as a 
whole.  It should be noted that there is an issue with drainage capacity in Monmouth 
and Wyesham, meaning that Dwr Cymru Welsh Water has advised that it would object 
to new development in those areas unless infrastructure upgrades are provided.  The 
chances of those upgrades being delivered quickly, in order to assist with the housing 
shortfall in the short term, are slim.

5.15 As a reminder, option 1 set out above was ‘do nothing’.

6. REASONS: 
6.1 The purpose of this paper is to allow the joint Select Committee to have an informed 

discussion to help inform a decision at Council on 20th September.  
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6.2 However, the officer recommendation is that, if we are serious about addressing the 
challenges of affordability and economic growth, ‘do nothing’ is not a sensible or viable 
option.  We will not close the 961 dwelling gap by the end of 2021, however option e) 
gives us the best chance of achieving it.  It would also mean that we start our new 
LDP period with development activity ongoing, compared to the significant lead-in time 
experienced with the current LDP before sites progressed.  Proposals must still be 
acceptable in other planning terms, and this is not a case of any development 
anywhere.  Communities would be engaged via the planning application process.  The 
scale of development will need to be carefully considered in the context of the capacity 
of the settlement, the level of growth allowed via the LDP, and any decisions already 
made for unallocated sites (with particular reference at present to Llanfoist).

7. RESOURCE IMPLICATIONS:  
7.1 Officer time and costs associated with the consideration of planning applications will 

be met within existing budgets.

8. WELL-BEING OF FUTURE GENERATIONS IMPLICATIONS:
Sustainable Development

8.1 Under the 2004 Act the LDP is required to be subject to a Sustainability Appraisal 
(SA).  The role of the SA is to assess the extent to which planning policies would help 
to achieve the wider environmental, economic and social objectives of the LDP.  

8.2 The Council report will include a Future Generations Evaluation (including equalities 
and sustainability impact assessment). 

Equalities

8.3 The Council report will consider the equalities implications.     

Safeguarding and Corporate Parenting

8.3 There are no safeguarding or corporate parenting implications arising directly from this 
report.  

9. CONSULTEES
 Colleagues within the planning service have been engaged via team meeting 

discussions to consider an evidence base for decision-making.
 Planning Committee has been provided with an initial brief on the options for 

information only.

10. BACKGROUND PAPERS: 
 Cabinet Secretary’s letter dated 18th July 2018

Appendix 1 Housing delivery projections shown by LDP strategy and settlement 
hierarchy
Appendix 2 Housing delivery projections shown by local housing market area

11. AUTHORS & CONTACT DETAILS:
Mark Hand (Head of Planning, Housing and Place-Shaping) 
Tel: 01633 644803 / 07773 478579
E Mail: markhand@monmouthshire.gov.uk
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 Completions
Small Site 
Windfalls

Large Site 
Windfalls Allocated Site Total LDP Target

 

 2011 - 2018 2018 – 2021 2018 - 2021
Completions 2018-
2021  2011 – 2021

 

Abergavenny 179 (56) 25 45 (16) 230 (67) 479 (139) 566 (181) -87 (-42) 
Chepstow 135 (26) 31 135 (6) 150 (15) 451 (47) 675 (155) -224 (-108)
Monmouth 367 (62) 47 81 (29) 377 (127) 872 (218) 825 (218) 47 (=)
MAIN TOWNS 681 (144) 103 261 (51) 757 (209) 1802 (404) 2066 (554) -264 (-150)
  
Caldicot 214 (56) 11 25 (25) 0 (0) 250 (81) 210 (81)  
Portskewett 29 (0) 0 0 (0) 120 (30) 149 (30) 324 (71)  
Magor Undy 118 (18) 8 0 (0) 273 (69) 399 (87) 631 (142)  
Caerwent 133 (26) 6 0 (0) 0 (0) 139 (26) 152 (26)  
Rogiet 37 (33) 5 11 (0) 0 (0) 53 (33) 53 (33)  
Sudbrook 13 (0) 1 46 (15) 133 (15) 193 (30) 244 (63)  
SEVERNSIDE 544 (133) 31 82 (40) 526 (114) 1183 (287) 1614 (416) -431 (-129)
  
Usk 15 (0) 11 0 (0) 20 (7) 46 (7) 53 (7) -7 (=)
Raglan 24 (11) 4 0 (0) 45 (16) 73 (27) 75 (27) -2 (=)
Penperlleni 7 (0) 5 0 (0) 65 (23) 77 (23) 122 (25) -45 (-2)
Llanfoist 244 (29) 7 80 (28) 0 (0) 331 (57) 245 (57) 86 (=)
RSS 290 (40) 27 80 (28) 130 (46) 527 (114) 495 (116) 32 (-2)
  
RURAL 267 (23) 88 39 (7) 90 (53) 484 (83) 782 (141) -298 (-58)
 TOTAL 1782 (340) 249 462 (126) 1503 (422) 3996 (888) 4957 (1225) -961 (-337)
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Completions Small Site 

Windfalls
Large Site 
Windfalls

Allocated Site Total LDP Target  

 
2011 - 2018 2018 - 2021 2018 - 2021 Completions 

2018-2021
2011 - 2021  

Housing Market Area: South - (AH need June 2017 Bands 1-4: General Needs 767 + OAP and Adapted 216 = 983)
Main Towns:
Chepstow 135 (26) 31 135 (6) 150 (15) 451 (47) 675 (155) -224 (-108)

Severnside:
Caldicot 214 (56) 11 25 (25) 0 (0) 250 (81) 210 (81)  

Portskewett 29 (0) 0 0 (0) 120 (30) 149 (30) 324 (71)  

Magor Undy 118 (18) 8 0 (0) 273 (69) 399 (87) 631 (142)  

Caerwent 133 (26) 6 0 (0) 0 (0) 139 (26) 152 (26)  

Rogiet 37 (33) 5 11 (0) 0 (0) 53 (33) 53 (33)  

Sudbrook 13 (0) 1 46 (15) 133 (15) 193 (30) 244 (63)  

SEVERNSIDE TOTAL 544 (133) 31 82 (40) 526 (114) 1183 (287) 1614 (416) -431 (-129)

Housing Market Area: Monmouth and Central- (AH need June 2017 Bands 1-4: General Needs 400 + OAP and Adapted 178 = 578)
Main Towns:
Monmouth 367 (62) 47 81 (29) 377 (127) 872 (218) 825 (127) 47 (=)

Rural Secondary Settlements:
Usk 15 (0) 11 0 (0) 20 (0) 46 (7) 53 (7) -7 (=)

Raglan 24 (11) 4 0 (0) 45 (16) 73 (27) 75 (27) -2 (=)

Penperlleni 7 (0) 5 0 (0) 65 (23) 77 (23) 122 (25) -45 (-2)

Housing Market Area: Abergavenny - (AH need June 2017 Bands 1-4: General Needs 554 + OAP and Adapted 228 = 782)
Main Towns:
Abergavenny 179 (56) 25 45 (16) 230 (67) 479 (139) 566 (109) -87 (-42)

Rural Secondary Settlements:
Llanfoist 244 (29) 7 80 (28) 0 (0) 331 (57) 245 (0) 86 (=)
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