Clerl to the Council/
Clerci'r Cyngor: 3 February/Chwefror 2022
MRS.RV. TUCKER, B.A.

Dear Sir/Madam, Annwyl Syr/Fadam

You are hereby summoned to attend a MULTI-LOCATION MEETING OF the
PLANNING AND ENVIRONMENT COMMITTEE to be held on Wednesday 9
FEBRUARY 2022 at 6.30 pm.

The meeting will be held remotely, using Microsoft Teams. Councillors have been
provided with a link to attend the meeting. If any member of the public wishes to
attend the meeting remotely, please contact the Clerk of the Council (by e-mail or
telephone) at least 24 hours before the meeting.

Members of the public have the right to ask questions at Council meetings and to
speak in Welsh or English, provided that at least 3 working days’ notice in writing of
the question has been provided to the Clerk.

The agenda for the meeting is set out below and relevant papers are attached.

Gofynnir drwy hyn i chi fynychu PWYLLGOR CYNLLUNIO A’R AMGYLCHEDD, yn
Rhith Gyfarfod am am 6:30 yf, DYDD MERCHER 9 CHWEFROR 2022.

Cynhelir y cyfarfod o bell ar Microsoft Teams. Mae cynghorwyr wedi derbyn dolen i
fynychu'r cyfarfod. Os yw unrhyw aelod o't cyhoedd yn dymuno mynychu'r cyfarfod
o bell, cysylltwch & Chlerc y Cyngor (trwy e-bost neu dros y ffon) o leiaf 24 awr cyn y
cyfarfod.

Mae gan aelodau o’r cyhoedd yr hawl i ofyn cwestiynau yng nghyfarfodydd y Cyngor,
mae gan aelodau o’r cyhoedd hefyd yr hawl i siarad yn y Gymraeg neu'’r Saesneg, cyn
belled ag y rhoddir tri diwrnod o rybudd ysgrifenedig o’ cwestiwn it Clerc.

Mae agenda'r cyfarfod wedi’i nodi isod ac mae papurau perthnasol ynghlwm.

Y faithfully/ Yr eiddoch yn gywir

LERK TO THE COUNCIL/ CLERC I'R CYNGOR
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15A, Commercial Streel, Pontypool, Torfaen, NP4 6JQ Tel: (014085) 742800
35A, Stryd Masnach, Ponl-y-p@l, Tor-Taen NP4 6JQ Fion: (01495) 742806

TWINNED WITH LONGJUMEAU, FRANCE, BRET'EN, GERMANY & CONDEIXA, PORTUGAL
GEFEILLIWYD R LONGJUMEAU, FFRAINC, BRETTEN, YR ALMAEN & CONDEIXA, PORTUGAL




AGENDA

1. Apologies for Absence
To receive apologies for absence.

2. Declarations of Interest
Members to declare any interests in any items on Agenda.

3. Planning Applications
To receive and consider the following planning applications (attached:
page(s) 1 -2)

4, Planning Determinations
To receive planning determinations (attached: page(s) 3 — 6)

5. Supplementary Planning Guidance (SPG)
To on revised SPG if the Committee wishes to do so. (attached: page(s)
T —47)

6. Forest Schools
To receive and consider a report on Forest Schools (attached: page(s)
49 — 50)

7. Plant a tree for the Jubilee
To receive and consider a report on plant a tree for the Jubilee (attached:
page(s) 51)

To: Cllrs: Mrs G. James (Chair), Miss L. Clarkson (Vice-Chair), N. Byrne,
Mrs E. Chilcott JP, D. K. James, J. Killick, R. Overton, B. Rapier and Mrs J.

Taylor (as well as, on ex-officio basis) Chairman of the Council Councillor G.
Davies.
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Planning and Environment Committee

Wednesday 9tt February 2022

Planning Applications to be commented on

1  Plan Number District reference  Site reference Other reference
21/P/0968 Abersychan and Land Adjacent to Ty Bryn,
Cwmavon Castle Wood, Talywain

PROPOSAL: Demolition of existing garage and erection of 2 no.
detached houses with detached double garages and 1 no. replacement
detached garage for Windy Ridge including new access road,
landscaping and parking areas

2  Plan Number District reference Site reference Other reference
22/P/0009 Cwmynyscoy 66 Blaendare Road, Pontypool

PROPOSAL: Erection of a single-storey rear extension

3  Plan Number District reference Site reference Other reference
22/P/0030 New Inn Upper  Greenhill, 64 Usk Road,
Pontypool

Proposed single storey extension & alterations

4 Plan Number District reference Site reference Other reference
22/P/0031 Trevethin Delhi, Lower Leigh Road,
Pontnewynydd

Proposed alterations and addition of dormer to create larger
home office

5  Plan Number District reference Site reference Other reference
22/P/0037 Sebastopol West 18 Maple Road, Griffithstown,
Pontypool

PROPOSAL: Single storey rear extension



6  Plan Number District reference  Site reference Other reference
22/P/0038 Abersychan and  Fairfield Utd AFC, Emlyn
Cwmavon Road, Talywain

PROPOSAL: Extension to changing rooms to create hospitality suite
and first aid facilities with some minor changes to existing building

7  Plan Number District reference Site reference Other reference
22/P/0040 Trevethin 11 Central Drive, Trevethin,
Pontypool

Proposed first floor side extension and the removal of chimney
stack from main roof

8 Plan Number District reference Site reference Other reference
22/P/0044 Abersychan and Fremar, Cross Street,
Cwmavon Garndiffaith, Pontypool

Proposed single storey front and rear extension
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Planning Determinations

1 Plan Number District reference  Site reference Other reference
21/P/0199 Pontnewynydd Site of Former Old Pavilion
Cinema, Mill Road,

PROPOSAL: Construction of 3 industrial units
Comment 07/04/21

This Council has no objections.

Decision 03/02/22

Approved

2 Plan Number District reference  Site reference Other reference
21/P/0805 Pontypool Barclays Bank Plc, 7 Commercial

Street, Pontypool

This project (Phase 2) will bring into use the third floor for a
possible photographic studio/office and storage area. The
project will be retaining all period existing doors, frames,
architraves, skirtings, picture rails and the like and where
required replacement matching doors will be acquired in a 4-
panel type as existing (see photos).

There are repairs to the walls and ceilings around the front bay
in room 1 and these will be repaired using traditional lath and
lime plaster to match existing.

The existing timber flooring will be retained and where required
repaired using reclaimed timber to match the size.

The two existing windows (period style but renewed by the
previous owners) to the front bay (room 1) will be overhauled.
This will include replacing any missing timber beads and the
like, replacing any rotten timber and ensuring the pulley system
is functioning.

The two windows to room 3 will be replaced with sliding sashes
to match the existing with repairs to plasterwork around in sand
and cement and plaster finish to match existing.

Comment 27/10/21
This Council has no observations

Decision 03/02/22
Approved



3 Plan Number District reference  Site reference Other reference
21/P/0849 New Inn Lower 134 Golf Road, New Inn,
Pontypool

PROPOSAL: Conversion of existing garage to residential use and
construction of new roof

Comment 10/11/21

This Council has no observations.

Decision 03/02/22

Approved

4  Plan Number District reference  Site reference Other reference
21/P/0856 Sebastopol East 137 Parc Panteg, Griffithstown,

Pontypool

PROPOSAL: Retention of railings at front of property 5.3m wide by
1m high

Comment 06/12/21

This Council has no observations

Decision 03/02/22

Approved

5  Plan Number District reference  Site reference Other reference
21/P/0866 Snatchwood Edgefield House, 12 St Lukes

Road, Pontnewynydd

PROPOSAL: Extend the time of planning application 16/P/01252/HH
to another 5 years

Comment 15/12/21

This Council has no observations

Decision 03/02/22
Approved



6  Plan Number District reference  Site reference Other reference
21/P/0944 New Inn Upper 78 Coed Camlas, New Inn,
Pontypool

PROPOSAL: Single storey rear extension
Comment 15/12/21

This Council has no observations

Decision 03/02/22
Approved
7 Plan Number District reference  Site reference Other reference
21/P/0956 Cwmynyscoy Former Coal Merchants Yard,

Cwmynyscoy Road

Part Retrospective application for alterations of former Coal
Merchant Storage Yard to Builder Storage Yard. Demolition of
building, erection of new fence and gates and placing of 3 No
metal containers

LOCATION: Former Coal Merchants Yard, Opposite Viaduct Road,
Cwmynyscoy Road, Cwmynyscoy

Comment 05/01/22
This Council has no observations

Decision 03/02/22
Refused

REASON(S):

1 The proposed development proposes to site metal containers to store
building goods to enable the land to be used as a builders storage yard,
on an area of land outside the urban boundary as identified in the
Torfaen Local Development Plan adopted December 2013, also on a Site
of interest for Nature Conservation's. The proposed use is not
appropriate or compatible with its rural location. In view of the above,
the proposal represents inappropriate development in the countryside
and SINC which would unduly harm the countryside and the wider area.
The proposal would therefore be contrary to LDP Policy S1, C3, BW1l a
and c and the objectives of PPW, which together, seek to protect the
countryside.

2 The development involves the loss of an area of SINC. Furthermore,
no biodiversity enhancement measures have been proposed. The



development therefore fails to provide a net benefit for biodiversity as
required by Section 6 of the Environment (Wales) Act 2016 and

in line with Planning Policy Wales 11, and conflicts with Policies 87
and BG1 of the Torfaen Local Development Plan.

3 The proposed development would result in an unacceptable visual
intrusion into this area outside of the urban boundary. This impact is
made worse by the appearance (materials) of the containers and
fencing. In view of the above, the proposal represents inappropriate
development in the countryside and SINC which would unduly harm
the character and appearance of the site and the wider area. The
proposal would therefore be contrary to LDP Policy S1, BW1 a and ¢
and the objectives of PPW, which together, seek to protect the
countryside
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The Council is consulting on two SPGs with agents who have previously submitted householder planning
applications to the Council and people who have commented on the Torfaen Replacement Local
Development Plap (RLDP) Preferred Strategy (Appendix 3 of which contains the SPG programme).

The new Householder Extensions & Alterations SPG provides a clear set of guidelines of how changes to
residential properties (mainly extensions and roof alterations) should be designed to enhance
environmental quality and avoid unacceptable harm to the living conditions of neighbouring residents.

[!\ffordable L—Lousmgl and Annex 3 (Education Facrlmes} Annex 2 (Highways and Transport} and 4

{Communrtyl Facilities and Regeneration) have minor wording changes to reflect the latest Welsh

Government policy, etc. There are also consequential changes to the introductory Part One and associated

Appendices as a result. Finally, we are not consulting on Annex 5 (Biodiversity and Gecuclwermty} and Annex
6 (Recreation and Public Open Space), which rémain unchanged.

Copies of the two SPGs are available to download from the Council’s wehcita:
https://www.torfaen.gov.uk/en/PlanningAndDevelopment/Planningpolicy/Supplementaryplanningguidan

ce/Supplementary-Planning-Guidance.aspx

v

To provide your comments on the documents, please email Idp@torfaen.gov.uk or make them in writing to
the Planning Policy & Implementation Team, Civic Centre, Pontypool, Torfaen, NP4 6YB.

If you require further assistance, wish to view the documents by appointment at the Civic Centre, Pontypool
or require paper copies (for a charge), please contact the Planning Policy Team on 01633 648039, by emailing
Idp@torfaen.gov.uk or by writing to us at the above address.

We look forward to receiving your comments by 5pm on the 14t March 2022. i

The purpose of the consultations is to receive written comments on the published draft SPGs from a wide
range of individuals, community groups, organisations and companies. Each response received will be
acknowledged and assessed by officers in a ‘Report of Consultation” which will be considered by Council
before the SPGs are adopted; noting that Council has resolved to use them, in the interim, as 'material
considerations’ for assessing planning applications. Therefore, please note that, as appropriate, each
respondent’s individual name, or company name(s), or agent / client(s) names, along with their comments
(either in full or summarised) will be made public. Contact details will be kept confidential in line with the
GDPR Privacy Notice for the RLDP which is available to view on the Council’'s website:
https://www.torfaen.gov.uk/en/PlanningAndDevelopment/Planningpolicy/Local-Development-Plan-
Review/Replacement-Torfaen-Local-Development-Plan.aspx

Finally, if you haven’t already requested to be notified of updates regarding the RLDP and wish to be, please
complete the attached form, and return it to us; we will then add you to the Council’s ‘consultation
database’. Similarly, if you wish to be removed from the ‘consultation database’ and no longer be informed
about the RLDP or associated documents, please let us know in writing.

Best Regards
Addrian

Adrian Wilcock, BA (Hons), MRTPI
Principal Planner - Planning Policy & Implementation / Prif Gynilunydd - Cynllunio a Gweithredu Polisiau

Neighbourhoods, Planning & Public Protection / Cymdogaethau, Cynllunio a Diogelu’r Cyhoedd

Torfaen County Borough Council / Cyngor Bwrdeistref Sirol Torfaen

Ty Blaen Torfaen, Panteg Way, New Inn, Pontypool, Torfaen, NP4 OLS / T§ Blaen Torfaen, Ffordd Panteg, Y Dafarn
Newydd, Pont-y-pWl, Torfaen, NP4 OLS _
Phone/Ffon: 01633 648039 &g
Fax/Ffacs: 01633 647328

Email/Ebost: adrian.wilcock@torfaen.gov.uk

Website: http://www.torfaen.gov.uk/en/PlanningAndDevelopment/Planningpolicy/Planning-Policy.aspx / Gwefan:
https:/iwww.torfaen.gov.uk/cy/PlanningAndDevelopment/Planningpolicy/Planning-Policy.aspx

We welcome corréspondence in Welsh and English. Correspondence received in Welsh will be answered in Welsh
and will not lead to delay. / Rydym yn croesawu gohebiaeth yn Gymraeg a Saesneg. Cewch ateb Cymraeg i bob
gohebiaeth yn Gymraeg ac ni fydd yn arwain at oedi.

% Follow us on Twitter / 43 Find us on Facebook j
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ANNEX 1: AFFORDABLE HOUSING

The Welsh Government's (WG) National Housing Strategy ‘Improving Lives and Communities:
Homes in Wales’ (April 2010) sets out the challenges in meeting Wales’ housing requirements, the
priorities and the actions that will be taken. It sets the priorities of providing more housing of the
right type and offering more choice; and improving homes and communities, including the energy
efficiency of new and existing homes. Actions that will be taken include increasing the number of
affordable homes for purchase or rent, in the right location; and giving people more choice by
broadening the range of homes and tenancy arrangements to suit people's income and
circumstances. The planning system is seen as an increasingly important means of improving the
supply of affordable housing for local people. As such, the Council will seek to secure affordable
housing via planning obligations.

1.1 Policy and Guidance

The following policy and guidance are specifically relevant.

= Future Wales: The National Plan 2040 (February 2021) - Policy 2 Strategic Placemaking and
Policy 7 on Delivering Affordable Homes.

= Planning Policy Wales 11" Edition (February 2021) paragraphs 4.2.20, 4.2.28 - 31.
Paragraph 4.2.20 states: -

“Where new housing is to be proposed, development plans must include policies to make clear
that developers will be expected to provide community benefits which are reasonably related in
scale and location to the development. In doing so, such policies should also take account of the
economic Vviability of sites and ensure that the provision of community benefits would not be
unrealistic or unreasonably impact on a site’s delivery.”

And paragraph 4.2.29: -

"Where development plan policies make clear that an element of affordable housing or other
developer contributions are required on specific sites, this will be a material consideration in
determining relevant applications. Applicants for planning permission should therefore
demonstrate and justify how they have arrived at a particular mix of housing, having regard to
development plan policies. If, having had regard to all material considerations, the planning
authority considers that the proposal does not contribute sufficiently towards the objective of
creating mixed communities, then the authority will need to negotiate a revision of the mix of
housing or may refuse the application. Development plan policies should also state what the
authority would regard as affordable housing and the arrangements it would expect for ensuring
that such housing remains reserved for those who need it in perpetuity. All affordable housing,
including that provided through planning obligations and planning conditions, must meet the
Welsh Government's development quality standards.”

= Welsh Office Circular 13/97 Planning Obligations esp. paragraphs B2, B7, B10 and B11.

=  Welsh Government Circular 016/2014 The Use of Planning Conditions for Development
Management: paragraphs 3.10, 4.21 - 22, 5.41 and 5.80.

= The Community Infrastructure Levy Regulations 2010 (as amended): especially Part 11 on
Planning Obligations {Regulatiqns 122 & 123).

= Welsh Government Technical Advice Note 2: Planning and Affordable Housing (2006) esp.
paragraphs 10.14 and 12.1-12.7.

=  Welsh Government Technical Advice Note 6: Planning for Sustainable Rural Communities
(2010) esp. paragraphs 4.1.1-4.2.4 and 4.23.1.

= Welsh Government 'Delivering affordable housing using section 106 agreements: A Guidance
Update' (September 2009).
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= Welsh Government ‘Welsh Development Quality Requirements 2021: Creating Beautiful Homes
and Places (WDQR 2021) (July 2021), especially the ‘three detailed requirements’ sections and
the 'space standards’ of Appendices A and B.

= Adopted Torfaen Local Development Plan (2013) Policies (which are set out in full in Part One
to this SPG): S1 (Urban Boundaries), S2 (Sustainable Development), S3 (Climate Change), S4
(Place Making / Good Design), S8 (Planning Obligations), H4 (Affordable Housing) and H7
(Gypsy and Traveller Site Allocations). In detail, Policy H4 on Affordable Housing states: -

“In order to achieve a target of approximately 1,132 affordable homes within Torfaen over
the period 2006-2021, the Council will, on all residential sites of 3 or more dwellings or
over 0.1ha (including if it forms part of a more substantial site over this size), seek to
negotiate the on-site provision of up to the following percentage of affordable housing
and / or a payment in lieu of on-site provision, by Housing Sub-Market Area, as follows: -
1. North Torfaen - 10%;

2. Pontypool - 25%;

3. Cwmbran West & North - 20%; and

4. Cwmbran East & South - 30%.

These percentages will change upwards if Social Housing Grant is to be used.

These percentages may change by 5% increments (increase or decrease), via
Supplementary Planning Guidance, if house prices or construction costs change (up or
down) as a result of annual monitoring and an update of the Affordable Housing Viability
Study.

The dwelling size and tenure of the affordable housing should contribute to balanced &
sustainable communities, reflect local need and normally be designed to the principles of
the Welsh Government Development Quality Requirements.”

Table 1: Torfaen LDP Housing Sub-Market Areas by Postcode

Housing Sub-Market Area | Postcodes

North Torfaen NP4 7 and NP4 9

Pontypool NP4 0, NP4 5, NP4 6 and NP4 8

Cwmbran West and North NP44 1, NP44 4 and NP44 5

Cwmbran South and East NP18 1, NP44 2, NP44 3, NP44 6, NP44 7 and NP44 8

1.2  Definition of Affordable Housing

The Council uses the following definition of Affordability and Affordable Housing which is based upon
Planning Policy Wales 11" Edition (2021) and TAN 2 (2006): -

Affordable Housing is a dwelling (including Council or Registered Social Landlord Gypsy & Traveller
pitches) where there are secure mechanisms in place to ensure that it is accessible to those who
cannot sensibly (in terms of income muitipliers) afford market housing (having regard to local
incomes and local house prices / rents), both on first occupation and for subsequent occupiers
(unless “stair-casing” to full ownership takes place; in which case any subsidy should generally be
recycled to provide replacement affordable housing).

Affordable housing includes: -

= Social Rented Housing which is provided by local authorities and Registered Social Landlords
(RSLs) where rent levels have regard to WG's ‘Guideline and Benchmark Rents’;

« Intermediate Housing where prices or rents are above those of social rent but below market
housing prices or rents (the lowest quartile of market rent values being ignored for guality
reasons). This can include equity share schemes (branded as Help20wn, DIY Homebuy and
Mortgage Rescue in Torfaen) where the equity or rented property is retained by an RSL and in
smaller rural communities, unsubsidised housing where the initial and resale value of the home
is capped at an affordable level linked either to a fixed multiple of local incomes or discount from
market value;
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= Supported housing including schemes for older people (Extra-care schemes) and schemes to
support independent living; and

= Rural enterprise dwellings where justification for the dwelling has been proven and occupancy is
restricted in association with the rural enterprise.

All other types of housing are referred to as Market Housing which is private housing for sale or rent
where the price is set in the open market and occupation is not subject to control by the local planning
authority or RSL. Homes such as low-cost market housing that do not meet the definition will not be
considered affordable housing for planning purposes.

1.3  Assessing the Need for Affordable Housing

The latest Torfaen Local Housing Market Assessment (LHMA) 2020, identifies a need for 240
affordable dwellings per annum in Torfaen up to 2025 as follows: -

Table 2: Torfaen Annual Affordable Housing Need (2020 - 2025)

Social Intermediate
Area Low-Cost Home | Intermediate
Rented Ownership (LCHO) Rented Total
Torfaen 184 46 10 240
Rounded % 75% 20% 5% 100%

Therefore, the Council's affordable housing target now comprises 75% social rented and 25%
intermediate provision. This Table / Annex will be updated accordingly every time the Council
produces a new LHMA.

Within this requirement for affordable housing, there is a need for ‘Specialist Needs’ and ‘Extra Care’
housing; proposals for which will be developed over time by the Council and its RSL partners based
upon evidence of need and the current provider market.

Affordability of Intermediate Housing

The assessment of mortgage eligibility for owner occupation of intermediate housing adopted for this
SPG is based upon local affordability using calculations adopted for the Council's Help2Own
scheme; with lending for single incomes assumed to be a maximum of 3.75x the income and lending
for joint incomes based on a 3.5x maximum multiplier. In addition, the purchaser is likely to also
require a mortgage deposit of 5 -10% of the full market value to obtain a mortgage.

The assessment for intermediate rent is based upon Welsh Government Local Housing Market
Assessment Guidance; with intermediate rents set no higher than 80% of the ‘Hometrack’' median
market rent for the house type in the Ward.

1.4  Meeting the Need for Affordable Housing

Affordable Housing Threshold and Quota

Torfaen Policy H4, states that the Council will seek to negotiate between 10% to 30% affordable

housing (depending on location) on sites of 3 or more dwellings or 0.1ha. However, Council on 15"

December 2015, based upon the findings of the Torfaen LDP 2015 Annual Monitoring Report (AMR)

residential viability assessment, resolved, subject to annual review, that: -

1. as provided for in LDP Policy H4, the level of affordable housing sought within the North Torfaen
Housing Sub-Market Area (HSMA) be reduced from 10% to 5%; and

2. as a matter of ‘planning practice’ (given that the 3-dwelling threshold of Policy H4 can only be
changed by a formal review of the LDP), until viability improves, the threshold at which affordable
housing is sought be raised to 10 dwellings (0.33ha) within Torfaen except for the Cwmbran
South & East HSMA where the current 3 dwellings (0.1ha) threshold will remain.
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Therefore, Table 3 below sets out the Council's general approach, however, in exceptional
circumstances an alternative may be appropriate. When this is the case, site viability will form part
of the consideration. Exemptions to LDP Policy H4 will comprise proposals for sheltered housing,
care homes, hostels, houses in multiple occupation (HMO's), student accommodation and Gypsy &
Traveller pitches.

Table 3: Affordable Housing Requirements across Torfaen (from 15" December 2015)

Housing Sub-Market Area Social | Intermediate | Total Affordable | Dwellings
(HSMA) Rented Housing Housing (Area)
Housing Requirement Threshold
North Torfaen 4% 1% 5%* 10 (0.33ha) *
Pontypool 19% 6% 25%* 10 (0.33ha) *
Cwmbran West and North 15% 5% 20%* 10 (0.33ha) *
Cwmbran South and East 23% 7% 30%* 3 (0.1ha) *

* Subject to Annual Review in the Torfaen LDP Annual Monitoring Report

Further Clarification Notes: -

1. Gross Dwelling Numbers - LDP Policy H4 (as amended by this SPG - as stated above) sets the
site dwelling threshold, over which affordable dwellings will be sought, to the (gross) number of
dwelling proposed on the site or conversion scheme. Therefore, no account will be taken of the
(net) increase or decrease of existing dwelling numbers on a site in applying this threshold.
However, as with any application, the Council will take viability, especially the existing use value,
into account in applying its S106 LDP policies and associated SPG; and

2. Site Re-plans - Similarly, after a site has obtained planning permission and the developer submits
a site re-plan that changes the overall dwelling numbers, the affordable housing requirement will
be recalculated against the proposed whole site numbers, either up or down as appropriate;
subject to any S106 obligations pertaining to the site, which can set a minimum level of affordable
housing. Subsequent provision of the affordable dwellings will normally be on-site, and the re-
plan application should identify the location, tenure, type and size of the affordable homes, which
have been agreed by the Council's Housing Strategy Team. However, in some instances the
Council may ask for or agree to a payment in lieu of on-site provision, especially if the
development has already commenced. In these circumstances, the payment will be calculated
against the proposed dwelling sizes within the re-plan area; and if there is a request for a
relaxation of any S106 obligation for the reasons of viability, then this will be assessed against
the viability of the whole site using the Burrows-Hutchinson Ltd ‘Development Viability Model’
(DVM), for which the Council will make a standard charge to issue and assess.

Developer Provision of Affordable Housing

In accordance with the need for mixed communities set out by national as well as local policies, the
Council's requirement is for 100% of the affordable homes' (as specified by the Council's Housing
Strategy Team, based upon local need and the requirements of a ‘balanced sustainable community’)
to be provided freehold on the development site, with any affordable flats in a complete block. As
set out in Table 2 above, 75% of the requirement is to be for social rented homes and 25% is to be
for intermediate homes; both constructed in accordance with the ‘specifications, sizes (GIA) and
general internal storage’ requirements of the Welsh Development Quality Requirements: Creating
Beautiful Homes and Places (WG, 2021) (see Appendix 3); and unless agreed by the Council, to
the same quality and appearance as the market housing. Therefore, it is recommended that
developers submit a ‘pre-application enquiry’ to ascertain the Council's affordable housing
requirements for their site; before drawing up plans and submitting a planning application.

The preferred approach is for the developer to build the homes and transfer them freehold to a
named Registered Social Landlord. In addition, the affordable dwellings should be provided to a
specification where the RSL or occupiers do not need to spend any additional money for them to be
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useable as a dwelling; e.g. gardens to be turfed and ready for use, vinyl floor finishes to all screed
areas and rooms containing sanitary-ware, provision of door numbers, etc.

Site maintenance charges (such as for open space or recreation facilities, etc. managed by private
maintenance companies) will influence affordability, especially for the social and intermediate rented
homes. Therefore, whilst all affordable dwellings on a site will be expected to pay the relevant site
maintenance charge; a reduction will need to be made to the price paid for the social and
intermediate rented properties so the RSL can pay the charge on behalf of the tenant during their
30-year borrowing period on these properties (after which the RSL can afford to pay the site service
charge from the rents in perpetuity, the mortgage having been paid-off). No reduction will be required
for the price of the LCHO Intermediate properties. It is also recognised that a reasonable service
charge may be appropriate for the maintenance of the built fabric of flats.

Therefore, developers can expect to receive the following payments for the on-site affordable
housing (at the time of notice of sale to the Registered Social Landlord (RSL)): -

= the relevant ‘Social Rented Unit Tariff’ from Table 4 below (which is the amount an RSL can
afford to pay for the home based upon capitalising its benchmark rents less any on-costs,
including for management, repairs & maintenance; allowances for voids, bad debts, & major
repairs, etc.) for each social rented dwelling type (less a 30-year allowance to cover any
site maintenance charges);

= 50% of the ‘Market Value’' for each intermediate rented dwelling type (less a 30-year
allowance to cover any site maintenance charges); and

= 50% of the ‘Market Value’ for each intermediate (low-cost home ownership) dwelling type.

No additional payments shall be made between the landowner, developer or the RSL, such
as a contribution towards the planning fees, or for being the nominated RSL for the site,
service charges, etc., albeit each side should pay their own legal fees.

Table 4: S106 ‘Social Rented Unit Tariff’ (January 2022)

Houses Flats Bungalows
Type GIA Tariff Type GIA | Tariff Type GIA Tariff
m? m? m?
7P4BH | 114 | £83,936 3P 2BF 65 | £50,097 3P2BB | 58 £65,911

6P4BH | 110 | £83,336 2P1BF | 53 | £42,107
5P3BH | 94 | £71,395
4P3BH | 88 | £70,968
4P2BH | 83 | £65,511

Note: the above eight dwelling-types represent the usual homes specified by the Council; if another
house type is specified, then the RSL will provide a sum based upon the same method of capitalising
the rent less on-costs (and subject to a deduction for any site maintenance charges).

Contributions in lieu of full or partial on-site provision, such as a financial payment (see below),
provision of the affordable housing on another site or off-site land provision with a financial payment
may be accepted in exceptional circumstances. Any off-site provision of dwellings or land would
normally be required to be provided within the same Housing Sub-Market Area as the original
development site; noting that the site for the off-site provision will generate its own additional
affordable housing requirement. The developer will need to evidence the means of delivering the
alternative provision, including availability / control of the land, and obtaining planning permission for
the development.

Ability for an RSL to Purchase Additional Affordable Units when there is a Policy Shortfall

An Acceptable Cost Guidance (ACG) is published by WG that specifies the ‘works only’ cost (which
is paid through Social Housing Grant) of an RSL providing an affordable dwelling (including all fees,
bonds, warrantees, LTT, RSL overheads, etc.) according to the size (using a specified ‘minimum
floor area’, by measuring the gross internal area as defined by the Valuation Office), type (if a flat,
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house or bungalow), & specification (in terms of the number of people who can be accommodated
according to bedroom sizes) of the dwelling proposed, and the scheme size (different costs are
provided for schemes of ‘11 Homes and Over' and schemes of ‘10 Homes and Under') - see
Appendices 1 & 2 for details; noting that, RSLs are expected to purchase the ‘land’ upon which
these dwellings are to be built using their own finances.

In general, it should be assumed that Social Housing Grant will not be available to help fund
affordable housing provided through Section 106 Agreements. However, where for viability reasons,
the Council has accepted that the housing scheme proposal cannot achieve the maximum affordable
housing % for that Housing Sub-Market Area under LDP Policy H4 as amended (see Table 3 above),
then the developer must give an RSL the opportunity, via the S106 Agreement, to make up any
affordable housing ‘shortfall' by purchasing, at market value, the additional affordable units (as
specified by the Council's Housing Strategy Team) up to the aforesaid LDP Policy H4 maximum
affordable housing %; using a combination of Social Housing Grant and their own finances; and
within a reasonable time period dependant on the size of the scheme and the proposed development
/ phasing programme.

Developer Payment in Lieu of 100% On-Site Affordable Housing Provision

In extremely exceptional circumstances, where the Council or an RSL consider that it is impractical
to provide affordable housing on a site, a payment in lieu of 100% on-site provision may be
appropriate. This could include, for example, a small conversion or apartment block scheme where
it is not possible to separate the affordable housing from the market housing and where this would
present difficulties in terms of management arrangements, service charges, etc. The payment
required in such circumstances will be the Welsh Government's ‘works only’ ACG for, depending on
the number of dwellings proposed (or calculated at 30 dwellings per net developable ha if greater),
either a Large Site (11 or more homes) or a Small Site (10 homes and under) for each of the
affordable housing types not being provided on-site regardless of tenure (as specified by the
Council's Housing Strategy Team) at the time the payment is made, see details in Appendix 2.
Therefore, it is recommended that developers submit a ‘pre-application enquiry' to ascertain if such
a payment will be sought; before drawing up plans and submitting a planning application.

Where a scheme relates to the conversion of an existing building, the individual circumstances of
the development will be considered. The Affordable Housing requirement for the area in which the
site is located will be applied however provision may take the form of either on-site provision or, in
limited circumstances, a financial contribution in lieu of on-site provision. The Council will take build
and other costs into account and will use the Development Viability Model (DVM) to negotiate an
appropriate contribution.

Where serviced land or an alternative site forms part of the contribution, the land, with the relevant
planning permission, should be transferred to the RSL at a land value, and accompanied by a
financial payment, which allows the RSL to provide the required affordable units within the WG
Acceptable Cost Guidance, taking account the sums the RSL would have paid for the affordable
units on the serviced land or alternative site.

Developer Payment in Lieu of Part of the On-Site Affordable Housing Provision

Similarly, the Council may wish to secure a payment in lieu of part of the on-site affordable housing
provision to use for other types of affordable housing (such as a Council Gypsy and Traveller site,
the remodelling of larger existing affordable housing units to meet a need for smaller units, DIY
Homebuy, Extra-care facilities, etc.), especially for the intermediate homes (when the ‘new-house
premium’ for purchasing 50% of the market value, may be as much as purchasing a similar sized
existing second-hand property on the open market). Again, in such cases, the payment will be the
Welsh Government’s ‘works only' ACG for, depending on the number of dwellings proposed (or
calculated at 30 dwellings per net developable ha if greater), either a Large Site (11 or more homes)
or a Small Site (10 homes and under) for each of the affordable housing types not being provided
on-site regardless of tenure (as specified by the Council's Housing Strategy Team) at the time the
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payment is made, see details in Appendix 2. Therefore, it is recommended that developers submit
a 'pre-application enquiry’ to ascertain both the requirements for the on-site provision of affordable
units, and if such a part payment will be sought; before drawing up plans and submitting a planning
application.

Payment in Lieu of Part of an Affordable Housing Unit

Larger Sites (11 or more homes) - Where the on-site affordable housing requirement would
comprise a number of full dwellings plus part of a dwelling, the full dwellings will normally be expected
to be provided on-site with a financial payment based upon ACG values relating to the part of a
dwelling (see details in Appendix 2). For example, where the total affordable housing requirement
is 1.3 dwellings, 1 dwelling should be built on-site accompanied by a financial payment in lieu of the
0.3 part of the dwelling. If preferred, the Developer could choose to round up the on-site provision
to the next whole number of dwellings in which case the financial payment would not be required. In
this scenario, the financial payment for part of a dwelling is the average equivalent ACG value for all
the affordable units being provided on the site (regardless of tenure) which results in an average site
ACG value for a complete affordable dwelling; and then multiplying the result by the proportion of
the dwelling for which the Affordable Housing Payment is being sought. See Table 5 below for an
example: -

Table 5: Example of Payment in Lieu of 'z Affordable Dwelling in Cwmbran S&E HSMA (25
dwellings x 30% affordable housing requirement = 7.5 affordable dwellings)

On-Site Affordable No'’s ‘Large Scheme’ ACG Total ACG Value
House Type (A) (B) (AxB=C)
4 Person 2 Bed House 3 £143,000 £429,000
2 Person 1 Bed Flat 4 £108,300 £33,200

TOTAL (D) £862,200
Average ACG per dwelling (D/ 7 = E) £123,171
Payment for % dwelling (E x 0.5) £61,586

Smaller Sites (10 homes and under) - Where the affordable housing provision on a small site would
only comprise part of a dwelling, a financial payment in lieu of on-site provision will be required.
However, in this instance, we cannot base the payment on the average ACG of the on-site affordable
dwellings, as there are none. Therefore, the financial payment for part of an affordable dwelling will
be based upon average ‘equivalent' ACG values (see details in Appendix 2) for all the market units
being provided on the site. See Table 6 below for an example: -
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Table 6: Example of Small Site in North Torfaen HSMA (5 Market Dwellings x 5% affordable
housing requirement = 0.25 dwelling)

Market | No’s | Size | Equivalent RSL House Type Equivalent Total
House | (A) m? ‘small scheme’ ACG Value
Type (GIA) ACG (B) (AxB=C)
2 Bed 2 84.6 | 4 Person 2 Bed House: 83m? £157,300 £314,600
3 Bed v 92.5 | 5 Person 3 Bed House: 94m? £178,100 £356,200
4 Bed 1 111.0 | 6 Person 4 Bed House: 110m? £208,500 £208,500

TOTAL (D) | £879,300
Average ACG per
dwelling (D/ 5 = E) £175,860
Payment for %
dwelling (E x 0.25)

£43,965

Use of Financial Payments

All financial contributions made in lieu of affordable housing provision will be spent on the provision
of affordable housing products in accordance with an Investment Plan produced and facilitated by
the Council's Affordable Housing Sub-Group. Each financial payment will be ring fenced for use
within the Housing Sub-Market Area of the originating site unless it is for a facility provided at County
level, such as a Council owned Gypsy & Traveller site, Extra-care facilities, etc. Typical uses may
comprise Help20wn, DIY Homebuy, purchase and renovation of empty properties, increasing equity
in new build properties, adaptations for special needs occupiers and Mortgage Rescue. Where there
are Boroughwide needs, it will be at the discretion of the Affordable Housing Sub-Group how those
needs are met.

Occupancy Control

Occupancy controls aim to ensure that affordable homes are allocated to households in order to
meet a genuine local need. As such, affordable housing will be offered in accordance with the need
identified in the Torfaen Common Housing Register and Help20wn list. Occupancy restrictions
relating to rural enterprise dwellings are set out in national policy (TAN 6).

Dwelling Types and Sizes

A mix of dwelling types and sizes (both market and affordable) will be required on all sites in order
to create balanced sustainable communities. In determining the types of homes, developers should
have regard to the nature of the site; and it is recommended to submit a ‘pre-application enquiry’ to
ascertain the Council’s affordable housing requirements before drawing up plans and submitting a
planning application. All affordable dwellings are required to meet Welsh Development Quality
Requirements: Creating Beautiful Homes and Places (WDQR2021), July 2021 (especially the ‘three
detailed requirements’ (1. Homes should be of high quality, innovative and sustainable; 2. Homes
should be flexible, responsive to the changing needs of the occupants, meet the changing needs of
a variety of households who will occupy the building over its life and be of sufficient size; and 3.
Homes should be safe and secure) and the ‘space standards' of Appendices A and B) or any
subsequent WG Standard.

Integration of Market and Affordable Homes

In designing a housing development scheme, it is important that the scheme is designed as a whole,
with both the market and the affordable homes located together, rather than as two separate
schemes; similarly, neither should the social or intermediate affordable housing be separated. The
Council considers that in order to ensure the creation of mixed and integrated communities, the
affordable housing should not be visually distinguishable from the market housing in terms of build
quality, materials, detailing, levels of amenity space and privacy.
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