[image: image1.png]VALE of GLAMORGAN

[
T e e e
BRO MORGANNWG




C2J Architects & Town Planners

Unit 1A Compass Business Park

Pacific Road

Ocean Park

Cardiff

CF24 5HL




Without prejudice
Dear Sirs,
Town and Country Planning Act, 1990 (as amended)

Planning Application Reference: 2017/00396/FUL

Demolition of existing building. Construction of retail unit with 2 self-contained flats above. New access parking and refuse facilities

75, Cardiff Road, Dinas Powys

I refer to the above application and whilst the acceptability of the scheme is still under consideration, I write to advise you of the current position on the Section 106 matters.

The Council has prepared draft Affordable Housing and Planning Obligation SPGs in response to updated evidence being used by the Council and to inform the Examination of the Local Development Plan. 

The Draft SPGs were approved by Cabinet on 14th December 2015 (Cabinet Minute C3022) and at the Council's Economy and Environment Scrutiny Committee on 5th January. The draft SPGs are now being used as a material consideration in the Development Management process, and are the relevant SPGs to consider against your proposal.

The relevant SPGs are available to view/download at:

http://www.valeofglamorgan.gov.uk/en/living/planning_and_building_control/planning_policy/supplementary_guidance.aspx 

Following consideration of the proposed development and potential impacts and needs arising from the development, I would advise that the Council are seeking planning obligations relating to an off-site affordable housing contribution.  

Background
TAN 2 defines Affordable Housing as housing provided to those whose needs are not met by the open market. It should meet the needs of eligible households, including affordability with regard to local incomes, and include provision for the home to remain affordable for future eligible households, or where stair-casing to full ownership takes place, receipts are recycled to provide replacement affordable housing. This includes two sub-categories: social rented housing where rent levels have regard to benchmark rents; and, intermediate housing where prices or rents are above social rented housing but below market housing prices or rents. UDP Policy HOUS12 requires a reasonable element of affordable housing provision in substantial development schemes. The supporting text to that policy also states: “The starting point for the provision of affordable housing will be an assessment of the level and geographical distribution of housing need in the Vale”. 

The Deposit Local Development Plan (October 2013) policy MG 4 required 35% affordable housing to be incorporated with any residential development of this site, based on an assessment of need and viability at the time. However, as part of the Local Development Plan process there has been an assessment of ‘focused’ and ‘minor’ changes to the draft Deposit Local Development Plan (DLDP). These changes are in response to subsequent consultations and the issues raised and are considered necessary to ensure that the LDP is sound. These focused changes include an amendment to the requirement for affordable housing as part of residential development.

In response to representations on affordable housing, the Council has commissioned a review of its viability evidence base to September 2014, taking account of matters raised by the Home Builders Federation (HBF) and the Welsh Government (WG). The latest viability evidence, contained within the Council’s Affordable Housing Viability Update Report (2014), indicates a marked increase in viability within the Vale of Glamorgan, and recommends that the Council should increase the affordable housing targets set out in Policy MG 4 from 35% to 40% in the East Vale. 

The Vale of Glamorgan Local Housing Market Assessment (2015) provides the latest evidence on affordable housing need. The LHMA identifies a net annual need for 559 Affordable Housing Units. The greatest need is for one and two bedroom properties, across all areas of the Vale of Glamorgan, although in some areas the LHMA identifies a requirement for 3 and 4 bedroom properties. 

In light of the evidence contained within the Council’s Affordable Housing Viability Update Report (2014) and the focussed change to Policy MG 4, the Draft SPGs for Affordable Housing and Planning Obligations set out the Council’s approach for delivering affordable housing through the planning system. In particular, the Affordable Housing SPG provides guidance on the Council’s requirements for affordable housing, including the Council’s approach to off-site provision and financial contributions. 

The site falls within the East Vale housing market area. LDP Policy MG 4 (as amended by the focused change) requires all residential sites within this area resulting in a net gain of 1 or more dwellings to provide an element of affordable housing which on the application site requires 40% affordable housing provision. 
I can also advise that the Council are now in receipt of the Inspectors Report on the examination into the LDP. In considering affordable housing provision, the Inspector has stated that he is satisfied with the affordable housing requirements and the approach to on-site provision and that Policy MG4 reflects the Council’s most up to date evidence and is consistent with national policy. 

I can also advise that the Council are now in receipt of the Inspectors Report on the examination into the LDP. In considering affordable housing provision, the Inspector has stated that he is satisfied with the affordable housing requirements and the approach to on-site provision and that Policy MG4 reflects the Council’s most up to date evidence and is consistent with national policy. 

The Inspector’s report concludes that subject to the recommended changes the LDP is sound. The report and the recommended changes are binding and the Council is required by the Local Development Plan Regulations 2005 (as amended) to formally adopt the LDP within 8 weeks of receiving the report. Consequently, the Inspector’s report concludes the Examination process. The LDP will become operative upon its adoption and until such time the Adopted UDP remains the statutory development plan for the area. However, publication of the Inspector’s report provides certainty as to the content of the LDP. 

In view of this, the Council would seek a financial contribution towards off-site affordable provision within the Vale based upon the following equation:

Acceptable Cost Guidance (£) x Social Housing Grant x Number of affordable housing units = Financial contribution (£).

For Dinas Powys the Acceptable Cost Guidance band is based upon band 5, with the ACG value of £133,500. As such the off-site affordable housing contribution would be:-

£133,500 x 0.58 x 0.8 = £61,944.

This is based on current values and may be subject to change, and the actual amount payable would be based on the ACG values at the time of construction. This contribution would be secured by a legal agreement and would be based on the formula rather than the current calculated contribution.  

Planning obligations administration fee

In addition to the above, from 1 January 2007 the Council introduced a separate fee system for progressing and the subsequent monitoring of planning agreements or obligations. The fee is calculated on the basis of 20% of the application fee or 2% of the total level of contributions sought whichever is the higher. In this case the fee would be £1238.88, based on 2% of the contribution.

I await your confirmation that you would be prepared to meet the above legal obligation requirements.

Yours faithfully,

Mrs Y J Prichard

for Operational Manager Development Management

6 June 2017
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