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Matter 3: Housing Provision – Distribution and Amount

Key Issue: Is the amount of housing provision set out in the LDP realistic and 

appropriate and is it founded on a robust and credible evidence base? Will it 

achieve the relevant objectives of the LDP in a sustainable manner consistent 

with national policy?

As highlighted in our statement to Matter 2: Plan Preparation, the Welsh 

Government is generally supportive of the economic-led growth strategy that 

seeks to increase the resident labour force through the creation of job opportunities 

and homes. As economic development and the creation of jobs to boost the Welsh 

economy is a key Government priority, the WG supports the local planning authority 

seeking to maximise economic opportunities and prospects for the local community. 

It would be contrary to national policy to stifle/hinder such development. Therefore, 

we support the principle of this approach. 

The submitted plan is underpinned by evidence that has evolved throughout the 

statutory stages. The Council’s updated review of growth levels (PBA, 2015) 

concludes that provision will be made for 8,600 dwellings to deliver 7,500 new 

homes.  The housing provision is roughly 400 units below that stipulated in 

Policy SP7 of the Deposit Plan.  

A fundamental element of the LDP is to meet affordable housing need. There appear 

to be potential short-to-medium term housing delivery issues and evidence highlights 

that economic activity rates are likely to exceed the Welsh average in the early-plan 

period; further bolstered by Neath Port Talbot’s role in the Swansea Bay City Region. 

Taking these factors into account, the Welsh Government considers that a 

housing requirement of 7,800 homes should be an absolute minimum.  

In order to capitalise on these positive trends and increase the delivery of affordable 

housing, the Welsh Government considers that the plan would benefit from reverting 

the housing provision back to levels identified by the Council in its Deposit Plan; 

circa 9,000 units.  We consider there to be a shortfall of around 400 homes.

Key Issue: Is the distribution of housing as proposed in the LDP realistic and 

appropriate and is it founded on a robust and credible evidence base?

Please see our response to Matter 2 – Plan Preparation.

Key Issue: Do the overall scale, type and location of the allocated housing 

sites achieve the relevant objectives of the LDP in a sustainable manner 

consistent with national policy?

Please see our response to Matter 2 – Plan Preparation. 
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Amount 

How does the amount of housing proposed relate to the most recent Welsh 

Government household projections?

Planning Policy Wales (PPW) paragraph 9.2.2 requires the latest Welsh Government 

household projections to form the starting point for assessing housing requirements. 

It is for the local planning authority to evidence and justify the level of housing 

provision set out in their plan, having regard to PPW (paragraphs 9.2.1 & 9.2.2). This 

applies equally as to whether they align, or deviate from the latest projections. Any 

level of provision should also be linked to the key issues the plan is seeking to 

address, and not just become a mathematical calculation.

The WG’s 2011 population and household projections were published in July 2013 

and February 2014 respectively.  The latest projections are trend based and are 

characterised by periods of economic decline, difficulty in accessing finance, lower 

house building rates and an increase in people remaining within their homes.  As 

illustrated in Table 1 below, when compared to the previous 2008 projections, the 

2011 projections show a substantial reduction in the level of household and 

population growth as well as a drop in net migration.  The number of dwellings 

proposed in the 2011 projections is just 2,400 units; this is a substantial reduction of

8,000 units below the 2008 projections.

Table 1 – WG 2008 and 2011 Population and Household Projections
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The Minister for Housing and Regeneration (now the Minister for Natural Resources) 

in his letter to local authorities dated April 2014, provides a clear message that it is 

not appropriate for authorities to plan to replicate such a period of poor economic 

performance.  

The WG 2011 projections provide important new evidence and we note the 

authority’s consideration of these in the Peter Brett Review of Levels of Growth 

(January 2015). The Welsh Government supports the technical work undertaken by 

Peter Brett (January 2015) in embracing a positive approach to national policy. 

Indeed, the Peter Brett report utilises a more positive 10-year migration trend and a 

lower household size at the end of the plan period. The Welsh Government 

considers that this provides a justification for deviating above the WG 2011 

projections by around 5,000 dwellings. 

However, the WG considers that the LDP could plan more positively by increasing 

the level of housing provision by 400 dwellings. 

What is the methodology for translating the number of jobs into the number of 

homes required?

The WG is supportive of the Council’s strategy to increase its labour force through 

job opportunities and homes in order to deliver the growth strategy and key 

objectives of the plan.  However, the WG is unclear how three iterations of the 

employment model, which is underpinned by varying demographic and 

economic assumptions, can result in the same job target.

Table 2 overleaf summarises the key components within the economic model for 

each of the three iterations published to date. We have consistently objected to the 

process the Council has used when applying the vacancy rate and flexibility 

allowance interchangeably. On this basis, the Welsh Government has applied 

the Councils own vacancy rate and amended the housing requirement 

accordingly (Columns 1-3). The vacancy rate has then been deducted from the

Council’s ‘assumed flexibility’, which has always incorrectly included a 

vacancy rate.  In essence, the housing requirement has always been higher 

than that assumed by the Council. 
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Table 2 – Neath Port Talbot’s Housing Baseline Information

The table above shows that both economically active persons and the number of 

working age have increased significantly. The local planning authority should explain 

why reverting back to a higher level of housing provision in the region of 9000 units, 

would not logically deliver the same number of 3,850 new jobs. 

The Welsh Government considers that a higher level of housing provision would not 

be detrimental to the strategy. Indeed, an increase in housing provision would aid the 

delivery of affordable housing, and would better align with positive economic trends. 

Are reasonable assumptions made in the growth model, for example with 

regard to economic activity rates and household size? What are the 

implications if they are not realistic? 

In accordance with paragraph 9.2.2 of Planning Policy Wales (PPW), the WG is 

supportive of the baseline information in Table 2.1 of the updated PBA report 

(January, 2015), which uses the latest WG projections to form the starting point in 

assessing its housing requirements.  As previously stated, the Welsh Government is 

supportive of the Council’s assumptions in respect of household size and net 

migration. 
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However, what remains unclear is the implication of recent positive economic trends 

and the relationship to jobs and homes. The level of economic activity in Neath Port 

Talbot has risen substantially from 67% in 2005 to 73.6% in 2014 (PBA, 2015,

paragraph 2.7 – 2.74).  The original aspiration for 73% of the working age population 

to be economically active was surpassed in 2014 and the updated PBA report 

(January 2015) uses a revised figure of 76% because the “rate of improvement in 

Neath Port Talbot has been significant and faster than the growth for Wales as a 

whole” (PBA, 2015, paragraph 2.7.2).  If past rates of economic activity continue, the 

WG considers there is likely to be a convergence with the Welsh average by 

2016/17, with economic activity rates likely to exceed this thereafter.  The Council 

should explain what the implications of these trends are in respect of both the 

job target and the level of housing provision.

In light of the substantial increase in economic activity rates and within the context of 

key objectives OB 7, OB 11 and OB 12, it is unclear why the local planning authority 

is now opting for a level of housing growth that is lower than the figures proposed in 

the deposit plan.

Subsequently, it would be useful if the local planning authority could clarify its 

approach when aligning new jobs to homes and explain how “becoming more 

independent and less reliant on outside sources of labour” (LDP, paragraph 2.4.5) 

will align with the vision of the Swansea Bay City Region to “attract and maintain 

talented workers” (City Region Economic Regeneration Strategy Report, paragraph 

4.37). 

For the reasons outlined above, the Welsh Government objects to the level of 

housing provision. The plan would benefit from reverting the housing provision 

back to levels identified in the Deposit Plan; circa 9,000 units.  We consider there 

to be a shortfall of around 400 homes.

What is meant by the terms ‘vacancy rate’ and ‘flexibility allowance’? Will 

these be reasonable and appropriate?

The Council’s ‘Observations on the Focussed Change Representations’ (January, 

2015) amends Policy SP7 to include a 14% flexibility allowance.  It would appear that 

this allowance encompasses both the vacancy rate of 4% and the flexibility 

allowance of 10%.  This is not appropriate and is at odds with other adopted plans in 

Wales.  Whilst the housing requirement should address the aims, objectives and 

aspirations of the plan, the housing provision should include a flexibility allowance to 

account for non-delivery of sites and any unforeseen circumstances; it should not be 

inclusive of a vacancy rate.  Presently, the plan’s housing requirement is devoid of a 

vacancy rate, which enables churn in the housing market and an element of ‘hidden’ 

households to be accommodated in order to promote an efficient housing market.  

As set out in Table 2, we consider the Council’s housing requirement should be a 

minimum of 7,800 units. 
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What percentage of the units identified for each 5 year period in the Housing 

trajectory will be built on previously developed land?

PPW (paragraph 9.2.8) sets out national policy in this respect. It is for the authority to 

demonstrate how it has embedded this principle into plan preparation and the 

strategy/choice of sites. It is important that the plan makes provision for and enables 

delivery of a range and mix of sites that it has identified, taking account of viability 

issues. 

How were the numbers of units on each site defined? What is the average 

density for sites in the Coastal Corridor Strategy Area and the Valley Strategy 

Area?

This is for the authority to answer. An analysis of new allocations in Policy H1 

suggests a density of approximately 32dph in the Coastal Corridor and 23dph in the 

Valleys.  

If the Council considers a policy is required on density levels, this should include a 

minimum density target in accordance with paragraph 9.2.12 of PPW.  The density 

level is what the Council considers relevant to the local context and is sufficient to 

deliver good design and the most sustainable use of land.  The density requirement 

should relate to a trigger in the monitoring framework. 

What evidence is there as to when dwellings/sites will be completed? Will 

there be a 5 year supply of housing land throughout the plan period?

In accordance with paragraph 9.2.3 of PPW, all LDPs should illustrate a five year 

housing land supply from adoption and throughout the plan period.  Table 1 of the 

Council’s Phasing and Delivery Paper (January, 2015) demonstrates a five year 

housing land supply at adoption and this is supported. However, Table 1 should 

identify the five year housing land supply to the end of the plan period 2026 

and not just to 2021. 

In addition, the WG considers it would be beneficial if the trajectory graph was 

updated to include windfalls and small sites that total 109 units per annum. This 

clarity will enable all parties to understand the timing, phasing and interrelationship of 

all components in the housing supply to ensure the aspired level of growth can be 

delivered.

As previously stated, the WG consider that the minimum housing requirement is 

7,800 dwellings resulting in an increased build rate of 520 dwellings per annum. The 

revised build rate results in a 780 unit shortfall when recorded against actual 

completions during the first three years of the plan period (2011-2014). In addition,

anticipated completion rates in 2014/15 and 2015/16, fall 70 units below the annual 

build rate of 520 per annum. 



Neath Port Talbot LDP Rep ID No: 0056
Hearing Session 3: Welsh Government
Housing Provision Feb 2015

8

Whilst we acknowledge there will be a step-increase in housing delivery from 

2015/2016 there does however, appear to be questions regarding potential short 

term delivery problems and the impact on the LDP strategy if sites do not come 

forward as anticipated.  It is imperative that annual completion rates are delivered as 

expected. Are the Council able to provide an update on completion rates from 

March 2014 -2015?

The Welsh Government considers that there is merit in allocating additional 

deliverable sites, in the short term, in order to ensure there is sufficient range and 

choice to deliver the necessary completions and maintain a five year land supply.  

Such sites should align with the spatial strategy, be based on principles of 

sustainability and deliver on the key issues of the plan, such as affordable housing 

delivery.

Are all the landbank sites identified in Policy H 1 in the 5 year supply? If not 

which sites are omitted; when and how will they be brought forward? What 

assurance can be provided that landbank sites will be delivered during the 

plan period?

It remains unclear if an element of double-counting exists between windfalls and 

sites in the landbank. We highlighted examples within our response to FC11 and 

FC12. We require clarification on what sites make-up the various components, and 

consider that this should be clearly articulated in the housing table in the LDP. 

In addition to our previous comments in respect of land supply and the housing 

trajectory, we note that landbank sites make up 65% of total provision. As previously 

stated, the WG has concerns regarding potential under provision in the early years of 

the plan period. 

The authority should be able to demonstrate that all sites identified in the plan are 

deliverable. If after careful consideration of the evidence, the housing trajectory 

highlights under-delivery in the early years of the plan, appropriate alternative sites 

should be identified to remedy this deficiency. 

Policy SP7 makes provision for the delivery of windfall and small sites at a rate 

of 55 and 54 units pa respectively. What rate of delivery has been achieved 

since the beginning of the plan period? Taking account of past trends are 

windfall and small sites allowances realistic? 

In line with past trends averaging 55 units per annum, the WG does not have any 

concerns with the proposed small or windfall site allowance. However, Table 5.2 of 

FC11 (September, 2014), reduces the windfall total from 1,275 units to 825 units. 

This shortfall in the total provision of 450 units is not proposed to be met by the 

Council. In addition, we note Table 1 in the Phasing and Delivery Paper (January 
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2015), highlights a potential under delivery of anticipated small and windfall rates 

when compared to actual completions. 

Distribution 

Where a balance has been struck in taking decisions between competing 

alternatives is it clear how those decisions have been taken?

This is for the authority to answer.  

What criteria were used to select allocated sites? Is it clearly set out how 

various alternatives measured up to the selection criteria?

This is for the authority to answer. PPW paragraphs 9.2.8 and 9.2.9 set out national 

policy in this respect. 

What contingencies are there with regard to achieving the intended 

distribution of housing development if sites fail to come forward or to provide 

the anticipated number of units? 

Each plan should have a level of flexibility that is appropriate for the area, having 

regard to the key issues and the deliverability of sites in the plan period. 

We note that the Council is proposing a 10% flexibility margin. 

The WG considers that the potential short term delivery problems could be further 

compounded by the delayed flexibility in the event that sites fail to come forward or 

deliver the anticipated number of units.  Indeed, the Council should explain how the 

plan will deliver on its objectives, if the single outlet and largest regeneration site in 

the authority at Coed Darcy, fails to deliver the anticipated 2,400 units over the plan 

period. 

It is also vital that the monitoring framework includes key triggers and action points 

so that no significant shortfall arises and that appropriate action can be in place in 

advance to avoid any such situation.  The Welsh Government is prepared to work 

with the authority on improving the monitoring framework. 

In summary the Welsh Government considers that the level of housing 

provision should return to the levels set-out in the Deposit Plan. The LDP 

should provide for 9000 dwellings to deliver a housing requirement of 8200 units; an 

increase of 400 dwellings, for the reasons set out below:

 To capitalise on the role and function of Neath Port Talbot within the Swansea 

Bay City Region;

 Plan more positively to align with recent economic trends such as an increase 

in the labour force and unemployment rates;

 Increase delivery of affordable housing;
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 Housing trajectory – Ensure an increased range and choice of sites in the 

short term to alleviate short term delivery issues / delayed flexibility, and

 450 units were deleted at FC stage in respect of windfall sites. The Council 

has not sought to provide additional sites to make up this shortfall.  

Should there be a policy to encourage self-build housing schemes?

This is for the authority to answer. 

Are there sufficient housing allocations in the Valley Strategy Area?

This is for the authority to answer.  See our statement on Matter 2: Plan Preparation. 

Key Issue: Are the policies for Open Space clear, reasonable and appropriate?

Why is greenspace not covered by the LDP Open Space Assessment? In this 

respect is the LDP consistent with PPW and TAN 16: Sport, Recreation and 

Open Space? Should Policy OS 1 be amended to include reference to the 

accessible greenspace standards?

This is for the authority to answer.  

Paragraph 3.1 of TAN 16 acknowledges that planning policies for sport, recreation 

and open space; including green open space, should be founded on robust evidence 

derived from the Open Space Assessment.  The Fields in Trust (FIT) Benchmark 

Standards can advise on open space provision, but in accordance with paragraph 

3.15 of TAN 16, consideration should be given to how new development relates to 

priorities established in the LDP, rather than applying a blanket standard.  If the 

planning authority intends to adopt the FIT standards, this should be referenced in 

the justification text of Policy OS 1.    

All infrastructure requirements, including open space provision, should be

incorporated within the viability work. 

How has the threshold of 3 or more dwellings identified in Policy OS1 been 

defined? What projected level of new open space provision will be generated 

by the policy? Where will it be located? 

This is for the authority to answer.

Does Policy OS 2 refer only to the types of open space described in LDP 

paragraph 5.1.53? If so, how will areas of greenspace be protected? Are Policy 

OS 2 and paragraph 5.1.61 sufficiently clear on this matter?

This is for the authority to answer.
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Paragraph 3.7 of TAN 16 acknowledges the special significance of green open 

spaces for their recreational and amenity value, which should be protected and 

enhanced through clear criteria-based policies in accordance with paragraph 3.2 of 

TAN 16.  The justification text of Policy OS 1 and OS 2 should clearly reference the 

retention and enhancement of green open space.  


