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Executive Summary

i The Replacement Local Development Plan (RLDP) is the statutory land use plan to
support delivery of the Council’s core purpose of becoming a zero-carbon county,
supporting well-being, health and dignity for everyone at every stage of lifel. The RLDP
will deliver the Council’s objectives and address the core issues of delivering essential
affordable homes, responding to the climate and nature emergency by delivering net
zero carbon ready new homes in exemplar places, and ensuring our communities are
socially and economically sustainable. The RLDP plays a key strategic role in the
delivery of development and it must ensure sufficient land is made available to meet
future anticipated population and employment growth in the County over the Plan
period. The delivery of a suitable supply of housing is central to addressing some of
the key issues/challenges that Monmouthshire is facing.

ii. The purpose of this Background Paper is to identify the amount of land the Council will
be required to allocate for housing in the RLDP in order to meet the proposed level of
growth. The proposed housing requirement as set out in the Preferred Strategy? is for
5,400 homes to be built in the County between 2018-2033. A flexibility allowance over
and above this estimate of need will be included to account for the possibility that
some sites may not come forward as expected during the Plan period. The flexibility
allowance is initially set at 10% but will be subject to refinement as more detailed site
viability and deliverability work is undertaken and the housing trajectory further
developed. With the inclusion of a 10% flexibility allowance the Plan will make
provision for 5,940 homes to deliver a housing requirement of 5,400 homes: this
equates to 360 homes per annum up to 2033, excluding the flexibility allowance.

iii. This Background Paper considers the current possible housing land supply in the
County and then provides details of how far each strand of this housing land supply
can contribute towards meeting the identified housing provision including a flexibility
allowance. The residual balance represents that element of the housing provision that
will need to be met by identifying new housing land allocations in the RLDP. The Paper
also considers the spatial distribution of this growth.

iv. A summary of the RLDP housing provision and how this will be met is set out below.
Element Number of Notes
Homes
Housing Provision 5,940 RLDP Preferred Strategy 2018-2033

Housing requirement = 5,400 + 10%
flexibility allowance, to be considered
further in the Deposit Plan

2018-22 Dwelling 1,579 Comprises 1,265 homes on large sites
Completions and 314 homes on small sites

! The draft Community and Corporate Plan 2022 sets out the Council’s core purpose, principles, and priorities.
It was endorsed by Cabinet on 19th October 2022 and a developed version will be reported to Council in
January 2023.

2The RLDP Preferred Strategy is available to view via https://www.monmouthshire.gov.uk/planning-
policy/plan-preparation/preferred-strategy/
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Element Number of Notes
Homes
Existing Land Supply 1,261 Sites have only been included if
Commitments construction is already underway or
they have planning permission or have
planning permission subject to the
signing of a S106 agreement as at
01/04/22, and they are expected to
come forward over the Plan period.
Three sites have been discounted from
this element of supply due to non-
delivery. 3
LDP ‘Rollover Allocations’ 0 Rollover Allocations are Adopted LDP
large site allocations which do not
currently benefit from a planning
permission. There are three sites which
meet this definition, two of these sites,
SAH4 Wonastow Road, Monmouth
and SAH8 Tudor Road, Wyesham
cannot proceed due to phosphate
issues and do not align with the new
Spatial Strategy, being located in the
upper River Wye catchment. The
remainder of the final site, SAH6 Land
at Vinegar Hill, Undy, which does not
currently have planning permission is
not proposed to be brought forward by
the landowner.

Revised Provision 3,100
Windfall Allowance (>10 210 The windfall allowance is based on the
homes) number of homes estimated to be
achievable on sites included within the
Housing Potential Study. This excludes
any settlements within the upper River
Wye catchment area. An allowance of
210 homes (35 homes per annum) is
included for the last 6 years of the Plan
period (2027 — 2033).

Windfalls for the first 4 years of the
plan period (2018-2022) are included

3 Two of the sites, Mulberry House Abergavenny and Osborne International, Chepstow have been in the land
bank for many years and whilst the sites have started, progress has been very slow/or stalled. The third site,
Rockfield Road Monmouth has a current outline planning permission but is unable to proceed due to the
phosphate issue in the upper River Wye catchment area where the site is located.

i Monmouthshire Replacement Local Development Plan
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Element Number of

Homes

within the completions. Windfall sites
with current permission are included
within the existing commitments. To
avoid double counting the first 5 years
of the remaining Plan period are
excluded from the calculation (2022 —

2027).
Small Site Allowance (<10 690 If the small site allowance is calculated
homes) on the basis of the remaining 11 years

of the Plan period (2022-2033), an
allowance of 902 homes (82 homes per
annum) would need to be included
based on an average of small site
completions over the past 10 years
(2012-2022).

Due to the impact of phosphates on
the ability of small sites to come
forward in settlements in the upper
River Wye catchment, if these
settlements are excluded from the
future extrapolation rate this results in
a small site allowance of 720 homes
(65 homes per annum).

Following an appraisal of small site
opportunities, the allowance for sites
of less than 5 homes in rural
settlements has been discounted by
20%.% This results in a small site
allowance of 690 homes (63 homes per
annum)

Total New Allocations

Provision

4 Officers have undertaken an assessment of the possible small site opportunities within the existing
development boundaries of the main rural settlements, this has identified that there is limited scope for small
site development within our existing rural settlements with many of the development opportunities already
taken.
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1.2

1.3

1.4

Introduction

The Replacement Local Development Plan (RLDP) is the statutory land use plan to
support delivery of the Council’s core purpose of becoming a zero-carbon county,
supporting well-being, health and dignity for everyone at every stage of life>. The RLDP
will deliver the Council’s objectives and address the core issues of delivering essential
affordable homes, responding to the climate and nature emergency by delivering net
zero carbon ready new homes in exemplar places, and ensuring our communities are
socially and economically sustainable by attracting and retaining younger people to
rebalance our ageing demographic and to ensure that the County has a sufficient
working age population to support the economy. The delivery of a suitable supply of
housing is central to addressing these core issues. The Plan plays a key strategic role
in the delivery of development and it must ensure sufficient land is made available to
meet future anticipated population and employment growth in the County over the
Plan period.

Purpose of this Background Paper

The purpose of this Background Paper is to identify the amount of land the Council will
be required to allocate for housing in the RLDP in order to meet the proposed level of
growth and to put forward a clear spatial strategy for where in the County this growth
should be located. A number of alternative growth and spatial options for the RLDP
have been considered and assessed in the preparation of the RLDP Preferred Strategy.

The housing requirement is for 5,400 homes to be built in the County between 2018—
2033. In accordance with the Development Plans Manual (WG, March 2020) a
flexibility allowance over and above this estimate of need will be included to account
for the possibility that some sites may not come forward as expected during the Plan
period. The flexibility allowance is initially set at 10% but will be subject to refinement
as more detailed site viability and deliverability work is undertaken and the housing
trajectory further developed. With the inclusion of a 10% flexibility allowance the Plan
will make provision for 5,940 homes to deliver a dwelling requirement of 5,400 homes:
this equates to 360 homes per annum up to 2033, excluding the flexibility allowance.

It is worth noting that the current Adopted LDP had a housing requirement of 4,500
homes between 2011-2021 and allocated sufficient land for 4,950 homes (10%
flexibility). However, the 2021/22 Annual Monitoring Report shows that only 3,000
homes have been delivered within the Plan period. All allocated sites have planning
permission and are coming forward beyond the Plan period with the exception of a
small number of sites that are unable to proceed due to the phosphates issue, most
notably Drewen Farm, Monmouth and Tudor Road, Wyesham. For the RLDP, in
addition to the flexibility allowance, careful consideration will be required of ways to
ensure allocated sites come forward promptly.

5 The draft Community and Corporate Plan 2022 sets out the Council’s core purpose, principles, and priorities.
It was endorsed by Cabinet on 19th October 2022 and a developed version will be reported to Council in
January 2023.

1
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2. RLDP Growth Strategy

2.1 Table 1 below shows the total dwelling requirement for the RLDP Preferred Strategy
of 5,400 homes over the 15 year Plan period 2018-2033. This equates to 360 homes
per annum which is deliverable based on past trends.

Table 1: RLDP Preferred Strategy Housing Requirement
RLDP Growth Strategy Dwelling
Requirement 2018-2033

Total Dwelling Requirement 5,400

Annual Dwelling Requirement 360

Monmouthshire RLDP Preferred Strategy Dwelling Requirement: How has the
Dwelling Requirement been Determined?

2.2 The RLDP Preferred Strategy promotes and supports a level of housing and
employment growth up to 2033 that will be focussed on the primary settlements of
Abergavenny, Caldicot and Chepstow along with a sustainable amount of growth in
the secondary and rural settlements to deliver much needed affordable housing. The
Strategy assists in addressing the demographic and affordability challenges facing the
County and ultimately seeks to deliver the Council’s core purpose of becoming a zero-
carbon county, supporting well-being, health and dignity for everyone at every stage
of life. The proposed level of growth will address the key issues and objectives that
we are seeking to address in the RLDP, specifically issues 2, 3, 4 and 5 relating to
employment and economy, issues 24, 25, 26, and 27 relating to population and
housing® and objectives 1 (economic growth/employment), 9 (demography) and 10
(housing). A full description of the issues and objectives for the RLDP can be found in
the RLDP Preferred Strategy.’

2.3 Following consultation and engagement on the previous Preferred Strategy in Summer
2021, a number of challenges have arisen which have impacted on the progression of
the RLDP and required further consideration, namely a Welsh Government objection
to the level of growth in the Preferred Strategy and phosphate water quality issues in
the Rivers Wye and Usk. In response to the Welsh Government objection, Edge
Analytics updated the growth options modelling to incorporate the latest 2020 mid-
year population estimates and housing completion data in the County up to 20218. A
number of scenarios were generated, including the August 2021 Welsh Government
prescribed level of growth. The outputs from the updated modelling were assessed
and considered and in September 2022 Council endorsed® the proposal to proceed

6 The Issues, Vision and Objectives Paper (Updated December 2022) is available to view via
https://www.monmouthshire.gov.uk/planning-policy/development-of-an-evidence-base/
7 The RLDP Preferred Strategy is available to view via https://www.monmouthshire.gov.uk/planning-
policy/plan-preparation/preferred-strategy/
8 Monmouthshire Updating the RLDP Demographic Evidence (November 2021) is available to view via:
https://www.monmouthshire.gov.uk/planning-policy/development-of-an-evidence-base/
9 https://democracy.monmouthshire.gov.uk/ieListDocuments.aspx?Cld=143&MId=5010
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2.4

2.5

2.6

2.7

with a new growth and spatial strategy that responds to these challenges and
maximises delivery of these core issues and objectives within the environmental and
national policy constraints.

The rationale and assumptions associated with the Preferred Growth Strategy are
soundly based and establish a level of growth that seeks to address the key issues
relating to the reducing working age population and levels of out commuting in the
County and will enable people to live and work in the County by making provision for
a supply of good quality market and affordable homes for those who need them. The
impact of the phosphate water quality issue in the Rivers Wye and Usk on the spatial
distribution of growth is discussed in section 9 of this background paper.

The underlying assumptions behind the dwelling requirement for the RLDP Preferred
Strategy are explained further below.

RLDP Preferred Growth Strategy — Underlying Assumptions

The RLDP Preferred Strategy is based on a demographic-led scenario with added
underlying assumptions to address the County’s key issues and objectives. The
modelling has been undertaken on a Local Planning Authority level rather than at the
Unitary Authority level and thus excludes that area of the County administered by the
Brecon Beacons National Park. As a demographic-led scenario, the 2018-based Welsh
Government (WG) population and household projection variants form the starting
point of the modelling. The ONS 2020 MYE is used as the base year, with area-specific
fertility and mortality assumptions derived from the WG 2018-based Principal
projection. Internal in-migration rates are adjusted to reflect higher in-migration
(based on the last 5-years) from Bristol and South Gloucestershire, following the
removal of the Severn Bridge tolls. All other migration assumptions are derived from
a 19-year historical period (2001/02—-2019/20). At the time of the modelling detailed
age specific outputs from the 2021 Census were not available to enable any further
update to the modelling. Whilst the ONS have since published some demographic and
household data from the census there is still key information unavailable which would
need to be fed into the modelling, with the WG 2021-based projections not due for
publication until 2023 at the earliest. The data above has therefore been used as the
starting point, sensitivity testing has then been undertaken to address the key issues
that Monmouthshire faces.

To address the County’s unbalanced demographic, one of the key RLDP objectives,
adjustments have been made to the household membership rates for three key
younger age groups (19-24, 25-29, 30-34). This adjustment ‘returns’ the household
membership rate for these three age groups, for both males and females, to their 2001
levels by 2027 and then continues on trend until the end of the plan period. This results
in subtle changes to the membership rates, gradually increasing the volume of
households associated with these young adult age-groups. This approach will help
retain younger adult age groups and rebalance Monmouthshire’s ageing demographic
(RLDP Objectives 9, 10, 11, 12 and 13).

Monmouthshire Replacement Local Development Plan
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2.8 To address out-commuting, another key objective of the Plan, the Preferred Strategy
assumes a reduction in out-commuting in the sensitivity testing, with small
adjustments made over the 2018-2033 plan period, changing the starting value of 1.12
to a final value of 1.10, thus reducing the net-outflow balance. This reflects the
Council’s economic ambition to both attract new employment to the County and
encourage people to reduce travel by working from or near home. There has been a
fundamental shift in working practices since the Covid-19 pandemic with an increased
propensity to work from home/remotely. Welsh Government’s Building Better Places
acknowledged that this trend is likely to continue longer term, with Welsh
Government ambition being for 30% of the workforce to work remotely on a regular
basis!. This will provide residents with the opportunity to both live and work in the
County in this new way, whilst also achieving the Welsh Government and Council’s
aim of reducing the need for commuting. This will help to reduce congestion and
pollution, improve the work-life balance for employees and employers, support local
businesses/ services and enable the creation of sustainable vibrant communities. This
approach will also support the Council’s Climate Emergency declaration and the
strengthened emphasis on nature recovery (RLDP Objectives 1, 14, 15 and 17).

2.9 The sensitivity testing thus aims to create a more balanced population structure to
ensure that the County has a sufficient population base of working aged people to
support the economy and to ensure our communities are sustainable and resilient,
and to provide a level of growth that can provide opportunities for younger people to
both stay in and move into the area, whilst at the same time reducing out-commuting.
When applying these assumptions this results in a requirement for 5,400 homes (360
pa) over the Plan period.

Identifying the Amount of Housing Land Required in the RLDP

2.10 The RLDP must ensure that there is a sufficient supply of land for housing to meet the
housing requirement identified and should clearly identify the components of housing
supply by settlement/settlement category to support the housing policy framework.
This will demonstrate how the different components of supply make up the total Plan
provision and crucially, how these homes will be spatially distributed. To identify the
amount of land the Council will be required to allocate for housing in the RLDP to meet
the housing requirement, an analysis needs to be made of the various components of
housing supply, including existing commitments'!, trend based small site and windfall
site completions expected over the Plan period plus any extant LDP allocations that
can be ‘rolled forward’ to the Replacement Plan. This paper analyses each component
of housing supply in more detail before arriving at a new allocations requirement
based on the methodology detailed within the Welsh Government Development Plans
Manual Edition 3 (March 2020).

10 Smarter working: a remote working strategy for Wales [HTML] | GOV.WALES
11 Existing commitments comprise units currently under construction and large sites with planning permission
as at 31 March 2022 included on the site schedule for the annual Housing Land Monitoring.

Monmouthshire Replacement Local Development Plan 4
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3.1

3.2

3.3

Housing Delivery Commitments

Housing delivery commitments include the number of homes completed since the
start of the RLDP period (2018), homes currently under construction and those already
with planning permission. The 315 March 2022 based survey of sites for the annual
monitoring of housing land provides the most recent evidence on housing completions
and supply in this respect and is therefore the starting point to identify these
commitments. The latest monitoring of housing land in the County identifies a supply
of 2,840 homes, which reflects the realistic level of potential supply within the current
housing delivery commitments. The potential housing delivery commitments are
further categorised according to the different components of supply to inform how
the RLDP’s housing requirement will be met.

Dwellings Completed Since 1%t April 2018

The RLDP requires 5,400 new homes to be accommodated in the County during the
15 year RLDP period from 2018-2033. However, 1,579 homes have already been
delivered since the start of the Plan period as summarised in Table 2 below. This
equates to the first four years of the RLDP plan period and the residual requirement is
therefore 3,821 homes up to 2033.

Table 2: Completions (RLDP Period)
Total Completions 1%t April  Large Site Completions Small Site Completions

2018 — 315t March 2022

1,579 1,265 314

Sites with Planning Permission

Sites that already have planning permission form another significant component of
supply, including developments that are already under construction and those
approved subject to the signing of a s106 agreement. Table 3 summarises sites
incorporated within the most recent site schedule for the annual monitoring of
housing land that meet this criteria. All of the developments included within the
schedule are being progressed and there is confidence that they will come forward
over the course of the RLDP period, justifying their inclusion within the ‘Commitments’
strand of supply. Details of sites included within Table 3 are provided in Appendix 1
for reference.

Table 3: Commitments — Sites with Planning Permission (1t April 2022)
Sites with Planning

Settlement Permission
Abergavenny (including 132
Llanfoist)

Caldicot (including 723
Severnside)

Monmouthshire Replacement Local Development Plan
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3.4

3.5

3.6

Sites with Planning

Settlement Permission

Chepstow 267
Monmouth (including 11
Wyesham)
Raglan 45
Rural sites 83
Total 1,261

The Development Plans Manual states that the ‘land bank’ should be derived from the
latest position agreed with the Housing Stakeholder Group (HSG) as this will result in
a relative degree of certainty in the sites included and their phasing. All of the sites
included at Appendix 1 have been agreed with the HSG. However, the Manual goes on
to say that including the entire land bank in numerical terms in the housing provision
can be a high-risk strategy. If sites do not come forward as anticipated, or other issues
arise, lack of delivery can result in a potential shortfall in homes. The Manual advises
that having a non-delivery allowance in the Plan can help avoid any such shortfall from
this element of supply.

A land bank non-delivery allowance is applied only to this element of supply and is
separate to the flexibility allowance which is applied to the Plan as a whole. A non-
delivery allowance can either be applied as a percentage across the overall land bank
or sites can be discounted individually. Based on officer knowledge of sites, it has been
decided to discount three sites which it is considered will not come forward during the
Plan period. Two of the sites, Mulberry House Abergavenny and Osborne
International, Chepstow have been in the land bank for many years and whilst the sites
have started, progress has been very slow/or stalled. The third site, Rockfield Road
Monmouth has a current outline planning permission but is unable to proceed due to
the phosphate issue in the upper River Wye catchment area where the site is located.
It is proposed to exclude these three sites in table 4 below from this element of the
land supply and therefore these sites are not included within the 1,261 homes in the
commitments.

Table 4: Sites with Planning Permission (Excluded from Commitments)
Mulberry House, Abergavenny (conversion) 18
Osborne International, Chepstow 125
Rockfield Road, Monmouth 130
Total 273

Sites without Planning Permission (Excluded from Commitments)

A number of allocated Main Village sites do not currently benefit from planning
permission and are therefore not strictly compliant with the Development Plans

Monmouthshire Replacement Local Development Plan 6
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4.1

4.2

Manual definition of ‘Land Bank Commitments’ for the purposes of this paper. This
amounts to a total of 120 homes.

The Main Village sites in the Adopted LDP were specifically allocated to provide
affordable housing to meet local needs, with 60% of the proposed homes to be
affordable. Whilst some allocated village sites have come forward to date there are
several where no meaningful progress has been made. If it is determined that a village
site is unviable or cannot otherwise be delivered, it will not be re-allocated in the RLDP.
To safeguard against non-delivery, all Main Village sites without a planning permission
are therefore initially discounted from the commitments strand of supply within this
paper. Each of these sites will be monitored and subject to review as part of the RLDP
and future Annual Monitoring Reports for the Adopted LDP. Any subsequent progress
will be factored into this paper to ensure the commitments form of supply is as
accurate as possible.

‘Rollover’ Housing Allocations

The remaining element of housing supply stems from specific LDP housing allocations,
within the Primary Settlement of Monmouth and the Severnside settlement of Magor
Undy, which do not currently have a planning permission and so are excluded from
Table 3 above. Before considering the allocation of any new sites for housing, it is
important to assess all current large allocations that have not yet come forward under
the Adopted LDP and to determine whether circumstances have now changed to
justify their inclusion in the RLDP. There are three such Adopted LDP allocations that
meet this criterion, these are considered ‘Rollover Allocations’ capable of delivering
370 homes in total.

Table 5 below shows the situation with regard to the number of homes these sites
were allocated for in the Adopted LDP alongside the current position with regard to
the number of homes on these allocated sites that have still to come forward.

Table 5: Rollover Housing Allocations (1% April 2022)

Number of Homes

allocated in the
Number of Homes

Rollover Allocation Adopted LDP but

allocated in the

Adopted LDP not included in

Commitments

SAH6  Land  at *
Vinegar Hill, Undy 225 70

SAH4 Wonastow

Road, Monmouth 110 110
SAH8 Tudor Road, 35 35
Wyesham

Total 370 215

*Remainder of the site allocation has planning permission for 155 homes and is included
within the commitments in Table 3

Monmouthshire Replacement Local Development Plan
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4.3

4.4

In light of the information below it has been decided that these sites should not be
rolled forward into the RLDP.

SAH6 Land at Vinegar Hill, Undy — A hybrid application was approved on this site
in June 2022 for two parcels of land for up to 155 dwellings with associated open
space and infrastructure: a full planning consent for 72 dwellings on parcel A with
an outline planning consent for parcel B with all matters reserved except for access.
Whilst allocated for 225 dwellings in the Adopted LDP, the site is only proposed to
come forward for up to 155 dwellings as the landowner of the remaining parcel of
land is not bringing the land forward for development. The remaining 70 dwellings
will not, therefore, be taken forward as a rollover allocation and this part of the site
will be de-allocated.

SAH4 Wonastow Road, Monmouth — This is the remaining area of the Wonastow
Road site, also known as Drewen Farm. Whilst the rest of the site has been
developed this area of the site was previously landlocked by the first phases, but
cannot currently come forward due to the phosphate water quality constraint in
the upper River Wye catchment. Whilst we are working with NRW, DWr Cymru
Welsh Water, Welsh Government and the development industry to find solutions
and enable progression of affected sites, there is currently no identified strategic
solution to the treatment of phosphates in the upper River Wye catchment area:
consequently the development of sites in the upper River Wye river catchment
cannot be relied upon to contribute towards the housing requirement figure within
the Plan period. As such it is proposed that the remaining 110 dwellings cannot be
taken forward as a rollover allocation.

SAH8Tudor Road, Wyesham — The site has been the subject of pre-application
discussion with the Council and there is an interested developer on board.
However, as with Drewen Farm above, this site is located in the Upper River Wye
catchment area and there is currently no identified strategic solution to the
treatment of phosphates in the upper River Wye catchment area: consequently the
development of sites in the upper River Wye river catchment cannot be relied upon
to contribute towards the housing requirement figure within the Plan period. As
such it is proposed that the 35 dwellings proposed for this site cannot be taken
forward as a rollover allocation.

In accordance with PPW, rolling forward allocated sites from a previous Plan requires
careful justification for inclusion in a revised Plan. There would need to be a
substantial change in circumstances to demonstrate that the sites can be delivered
and justify being reallocated in the RLDP. Clear evidence would be required that such
sites can be delivered as they should be subject to the same candidate site process
requirements as new site allocations. In this instance due to the phosphate issue in
the upper River Wye catchment area, it is not proposed to allocate any new
development within this part of the County in the RLDP, and as such two of the sites
above, Drewen Farm Monmouth and Tudor Road, Wyesham would not currently be
suitable for allocation in the Plan. However, the Development Plans Manual states
that if an LPA wishes to retain such sites but cannot evidence they will be delivered,

Monmouthshire Replacement Local Development Plan 8
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5.2

they canstill be allocated in the plan but not relied upon as contributing to the housing
provision (Development Plans Manual, p120). Such sites can be treated as ‘bonus
sites’. Such an approach will provide potential for development to progress in
Monmouth if a strategic solution to the phosphate issue is found, meaning windfall
sites within development boundaries could be developed, providing much needed
homes in this area of the county. It is therefore proposed that the Drewen Farm and
Tudor Road sites remain within the development boundary for Monmouth but that
they do not contribute to the housing provision.

Allowance for Windfall Sites

Windfall sites are sites with a capacity of 10 or more homes that are not specifically
allocated for housing yet come forward in accordance with the Plan. Assessing the
likely contribution that such sites can make to the housing land supply requires
consideration of the sites that have come forward under the respective LDP policies in
recent years. Given the very nature of windfall sites, it is considered more realistic to
monitor the total number of homes completed annually as opposed to the number of
homes with planning consent. This helps to provide an estimate of the likely
contribution windfall sites may make to the land supply. Table 6 below provides an
overview of windfall site completions over the past 10 years.

Table 6: Windfall Site Completions

Year Windfall Site Completions Percentage of Total
(>10 homes) Completions
2012/13 55 16%
2013/14 53 23%
2014/15 33 16%
2015/16 135 58%
2016/17 128 54%
2017/18 107 38%
2018/19 80 18%
2019/20 0 0%
2020/21 121 29%
2021/22 80 22%

5 Year Average 10 Year Average

78 Homes 79 Homes

Windfall site completions have varied over the past 10 years (2012-2022); ranging from
0 to 135 homes per annum or an overall annual average of 79 homes. Planning policy
guidance contained in the Development Plans Manual recommends that periods of
abnormally high or low completion rates are inappropriate to include in a future
extrapolation rate. From Table 6 above, it can be seen that 2019/20 recorded no
windfall completions whilst the two years to 2017 saw windfalls contributing over half
Monmouthshire Replacement Local Development Plan
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of the total completions. If these abnormal years are excluded from the future
extrapolation rate this gives an annual average completion rate of 75 homes.

In September 2018, the Welsh Government suspended the five-year housing land
requirement set out in TAN1 and advised that it was for Local Planning Authorities to
consider how much weight should be given to its housing supply shortfall. In response,
Monmouthshire County Council agreed that it would give ‘appropriate weight’ to the
housing supply shortfall and adopted an ‘unallocated sites’ policy, setting out eleven
ground rules to guide the consideration of applications for residential development
beyond the adopted LDP, including a non-negotiable requirement for 35% affordable
housing. Four sites were considered under this unallocated sites policy:

e  Church Road, Caldicot: approval for 130 homes on an edge of settlement site. This
site is under construction;

e Grove Farm, Llanfoist: approval for 106 homes on an edge of settlement site. This
site is under construction;

e Rockfield Road, Monmouth: approval for 130 homes on an edge of settlement
site. This site has been stalled by the phosphates issue;

e  Monmouth Road, Raglan: Ministerial call-in refusal for 111 homes on an edge of
village site.

The latter decision and further clarification from Welsh Government on its policy
position meant the ‘unallocated sites’ policy ceased to be used. However, it is worth
noting that the 236 homes approved and under construction will distort the windfall
site trend in coming years and partly offset the downturn caused by the phosphates
issue.

There are 11 years remaining of the RLDP, however to avoid any double counting, as
windfall sites with current permission are already included within the existing
commitments, the first 5 years of the remaining Plan period are excluded from the
calculation. If it were to be assumed that windfall sites will contribute a similar number
of homes to the forthcoming housing land supply as the future extrapolation indicates
this produces a projected windfall allowance of 450 homes over the lifetime of the
RLDP (75 homes per annum average x 6 years).

In order to identify where these windfall sites could potentially come from a Housing
Potential Study (HPS) has been undertaken. This study has looked at the availability of
land and under used buildings within the primary and secondary settlements of
Monmouthshire, this includes possible regeneration schemes within settlements and
empty homes and upper floors within town centres which have the potential to provide
additional homes. This helps to establish the capacity for housing development on
previously developed land within these settlements and can also inform decisions on
how much greenfield land may be required for development within the RLDP. The HPS
is included at Appendix 2.

The HPS has identified windfall opportunities in our primary and secondary settlements
that equate to around 215 homes (36 homes per annum over the last six years of the
Plan period — see paragraph 5.3), which is much lower than the future extrapolation
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rate above of 75 dwellings per annum would suggest. There have, however, been
certain contextual changes in recent years which will no doubt impact on the level of
windfalls we are likely to see going forward. In March 2020, Welsh Government
announced changes to the way in which housing delivery is monitored. The changes to
PPW removed the five-year housing land supply policy and replaced it with a policy
statement making it explicit that a plan-led approach is the most effective way to
secure sustainable development through the planning system. This also involved the
revocation of Technical Advice Note (TAN) 1: Joint Housing Land Availability Studies
(January 2015) in its entirety as a consequence of the policy change to PPW. With a lack
of brownfield land available in our settlements and the increased emphasis on a plan-
led delivery of homes the opportunities for windfall development in the county are
likely to be less than seen in the past.

In addition to this recent policy change, any new windfall development in the County
is likely to be impacted by the issue of water quality in our Rivers. Following new
evidence about the environmental impacts of phosphate in watercourses, Natural
Resources Wales (NRW) has adopted tighter targets for the water quality of
watercourses, both the River Usk and the River Wye have been affected by this with
any new development within their catchment areas needing to demonstrate
phosphate neutrality or betterment. Following discussions with Dwr Cymru/Welsh
Water (DCWW) and NRW, it has become apparent that whilst a workable solution to
this water quality issue is achievable for the River Usk catchment, there is no identified
strategic solution for phosphate mitigation in the upper River Wye catchment at this
time. This will continue to impact on any possible windfall development within the
upper River Wye catchment. All settlements within the Upper River Wye catchment
therefore need to be discounted from the windfall calculation at this point in time.

Not only is the issue of phosphates in our rivers likely to impact on future windfall
permissions in the upper River Wye Catchment Area, there has also been an impact on
permissions in both the River Wye and the River Usk catchment areas over the past
two years due to the introduction of measures in January 2021 to control phosphate
levels in both river catchment areas. This covers a large area of Monmouthshire and
has impacted on our ability to grant planning permissions in a significant proportion of
the County. This is likely to impact on windfall completions going forward.

For the reasons given above and to ensure that there is sufficient certainty that the
level of windfalls included within the landbank is likely to come forward, the decision
has been taken to include only the windfalls evidenced within the HPS in the calculation
of the number of windfalls likely in the final 6 years of the Plan, some 210 homes. This
is an approximate figure at this stage and is calculated by rounding the figures that are
likely to be achievable for each settlement. It should be noted, however, that the HPS
is a living document and as such will be updated at key stages of the RLDP preparation
process to reflect the most up to date information. In addition, further progress may
be made in finding a solution to the phosphate issue in the Upper Wye Catchment Area,
the proposed windfall allowance will be re-assed in light of any changes for the RLDP
Deposit Plan.
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Allowance for Small Sites

Small sites are sites that accommodate fewer than 10 homes. They make an important
contribution to the overall housing land supply, introducing an element of choice and
flexibility into the housing market. An allowance therefore needs to be made for small
sites that are likely to be delivered over the Plan period based on an assessment of past
trends. Table 7 below outlines the number of small site completions over the past 10
years.

Table 7: Small Site Completions

Small Site Completions Percentage of Total

Year

(<10 homes) Completions
2012/13 94 27%
2013/14 59 26%
2014/15 99 48%
2015/16 99 42%
2016/17 74 31%
2017/18 78 28%
2018/19 84 19%
2019/20 104 29%
2020/21 81 19%
2021/22 45 12%

5 Year Average \ 10 Year Average
78 Homes 82 Homes

The most notable trend evident from Table 7 is the relative stability in the number of
homes delivered per annum on small sites and their contribution to total completions.
The range of completions year to year is relatively narrow; with 82 homes per annum
on average over the past 10 years (2012-2022). Indeed, the number of completions has
seldom fallen below 80 homes per annum which reflects the unique mechanics of small
site delivery. Whilst average small site completion numbers have not proved
significantly changeable, it is logical to base the future extrapolation rate on the same
trend based time period used to inform the initial calculation of the windfall site
allowance, that is a ten year average (2012/13 to 2021/22). This gives a projected small
site allowance of 82 homes per annum or 902 homes over the remaining 11 years of
the RLDP period. The full 11 years of the remaining Plan period need to be taken into
account as small sites are not included within the existing commitments detailed in
Table 3.

Small site completions make an important contribution to the land supply. As with the
windfall sites, it is useful to identify where these sites could potentially come from. As
with the windfall sites, completions on small sites are currently being impacted by the
issue of phosphates in both the River Usk and upper River Wye catchment areas, with
completions in the latest year at the lowest level seen for some time. This trend will
continue due to phosphates impacting the number of planning permissions granted.
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Whilst there is a workable solution to this water quality issue achievable for the River
Usk catchment, there is no identified strategic solution for phosphate mitigation in the
upper River Wye catchment at this time. This needs to be taken into account when
considering the contribution of small sites to the land supply during the RLDP period. If
small site completions in those settlements in the upper River Wye catchment area are
excluded from the extrapolation rate, this gives an annual completion rate of 65 homes
or 720 homes on small sites over the remaining 11 years of the plan period.

Whilst there are still opportunities for small site development within our larger
settlements, it is considered that these opportunities are becoming more limited in our
rural areas. Officers have undertaken an assessment of the possible small site
opportunities within the existing development boundaries of the main rural
settlements, infill opportunities within minor rural settlements and also considered
past trends in barn conversions in the County. This assessment only looked at sites for
less than 5 dwellings. This has identified that there is limited scope for small site
development within our existing rural settlements with many of the development
opportunities already taken. Based on past trends and excluding those settlements
within the upper River Wye catchment area from the future extrapolation rate, we
would expect some 217 completions in the rural areas on sites of less than 5 over the
remainder of the RLDP period (20 homes per annum). It is proposed to discount 20%
of these to represent a more realistic completion rate given the limited opportunities
available. Taking into account the exclusion of settlements in the upper River Wye
catchment area from the extrapolation rate and the 20% discount applied to small sites
of less than 5 in our rural areas, an allowance has been made for an average of around
63 homes per annum to come from this source of housing supply (690 homes).

Housing Requirement

Having considered the current possible housing land supply in the County, this section
of the paper provides details of how far each strand of this housing land supply can
contribute towards meeting the identified housing provision, including a flexibility
allowance. The residual balance represents that element of the housing provision that
will need to be met by identifying new housing land allocations in the RLDP.

In accordance with the Development Plans Manual (WG, March 2020) a flexibility
allowance has been included within the calculation. This is necessary in the event that
certain sites do not come forward as expected during the Plan period. This allowance
has initially been set at 10%, although this level will be subject to refinement as more
detailed site viability and deliverability work is completed and the housing trajectory
is further developed. The flexibility allowance provides a further safeguard to ensure
delivery of the housing requirement (in addition to discounting those sites currently
within the land supply that do not yet benefit from planning permission or those
impacted by the phosphate issue in the upper River Wye catchment area).
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Table 8: RLDP Preferred Growth Strategy - RLDP Dwelling Provision

Element Number of
Homes
Housing Provision 5,940

Less Commitments:

Notes

RLDP Preferred Strategy 2018-2033
Housing requirement = 5,400 + 10%
flexibility allowance, to be considered
further in the Deposit Plan

Commitments

LDP ‘Rollover Allocations’

2018-22 Dwelling 1,579 Comprises 1,265 homes on large sites
Completions and 314 homes on small sites
Existing Land Supply 1,261 Sites have only been included if

Less Allocations:

construction is already underway or
they have planning permission or have
planning permission subject to the
signing of a S106 agreement as at
01/04/22, and they are expected to
come forward over the Plan period.
Three sites have been discounted from
this element of supply due to non-
delivery. *

Rollover Allocations are Adopted LDP
large site allocations which do not
currently benefit from a planning
permission. There are three sites which
meet this definition, two of these sites
cannot proceed due to phosphate
issues and do not align with the new
Spatial Strategy, being located in the
upper River Wye catchment, and the
remainder of the final site is not
proposed to be brought forward by the
landowner **

Windfall Allowance (>10
homes)

Revised Provision 3,100

wances:

The windfall allowance is based on the
number of homes estimated to be
achievable on sites included within the
Housing Potential Study. This excludes
any settlements within the upper River
Wye catchment area. An allowance of
210 homes (35 homes per annum) is
included for the last 6 years of the Plan
period (2027 — 2033).

Windfalls for the first 4 years of the
plan period (2018-2022) are included
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Element Number of

Homes

within the completions. Windfall sites
with current permission are included
within the existing commitments. To
avoid double counting the first 5 years
of the remaining Plan period are
excluded from the calculation (2022 —

2027).
Small Site Allowance (<10 690 If the small site allowance is calculated
homes) on the basis of the remaining 11 years

of the Plan period (2022-2033), an
allowance of 902 homes (82 homes per
annum) would need to be included
based on an average of small site
completions over the past 10 years
(2012-2022).

Due to the impact of phosphates on
the ability of small sites to come
forward in settlements in the upper
River Wye catchment, if these
settlements are excluded from the
future extrapolation rate this results in
a small site allowance of 720 homes
(65 homes per annum).

Following an appraisal of small site
opportunities, the allowance for s