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Aim of this Paper
· To set out the background to help identify objectives, issues, options, preferred options and policies for plan preparation.
Overview of how this Paper fits into Plan preparation

· These papers will provide information for Officers and Members of the Authority, stakeholders, members of the public and the Inspector and those attending Local Development Plan examination to help explain the approach being taken.
· These papers will be updated through the Plan preparation process to take account of new information emerging.

· Changes between Deposit and Submission are shown as track changes.  

National 

Ministerial Interim Planning Policy Statement 01/2006 Housing June 2006 

New housing should have a mix of affordable and market housing (paragraph  9.1.1)
Local planning authorities should promote: mixed tenure communities; mixed use development; safe, attractive, usable areas around dwellings; greater emphasis on quality, good design; the most efficient use of land; construction of housing with low environmental impact and ‘barrier free’ housing developments, for example built to Lifetime Homes standards. (paragraph 9.1.2)
Local authorities’ planning and housing functions must combine in partnership with local stakeholders, including private house builders, to produce Local Housing Market Assessments (LHMAs).  (paragraph 9.1.4)

In planning the provision for new housing, local planning authorities must work in collaboration with housing authorities, registered social landlords, house builders, developers, land owners and the community. (paragraph 9.2.1)
Local planning authorities must ensure that sufficient land is genuinely available or will become available to provide a 5-year supply of land for housing judged against the general objectives and the scale and location of development provided for in the development plan. (paragraph 9.2.3)

Restricting to local needs housing will require robust evidence (paragraph 9.2.4)
Higher densities should be encouraged on easily accessible sites, where appropriate, but these will need to be carefully designed to ensure a high quality environment.  (paragraph 9.2.12)
‘Tandem’ development, consisting of one house immediately behind another and sharing the same access, may cause difficulties of access to the house at the back and disturbance and lack of privacy to the house in front and should be avoided.  (paragraph 9.2.13)
A community’s need for affordable housing is a material planning consideration which must be taken into account in formulating development plan policies. (paragraph 9.2.14)

Plans should include site thresholds or a combination of thresholds and site-specific targets for the delivery of affordable housing (paragraph 9.2.16)

100% affordable housing allocations are allowed (paragraph 9.2.17)
Policies must indicate that an authority will seek to negotiate with developers where it is intended to include an element of affordable housing in proposed developments.  Policies should also state what the authority would regard as affordable housing and what arrangements it would expect to ensure that such housing remains reserved for those who need it.  (Paragraph 9.2.18)

There is special provision for rural exceptions sites for affordable housing. (Paragraph 9.2.22)

Applications for agricultural and forestry dwellings will only be permitted if special justification is given to meet the functional and financial tests and an occupancy condition applied.  (Paragraph 9.3.7 to 9.3.10)

Technical Advice Note 6 – Agricultural and Rural Development

Provides advice on

·    Agricultural considerations

·    Re-use and adaptation of rural buildings

·    Development related to farm diversification

·    Development related to agriculture and forestry

·    Agricultural and forestry dwellings

·    Development involving horses

National Parks Statement Final (March 2007)

The Authority is not a housing authority but it should work closely with the housing authority when the local housing market assessment and housing strategy is being prepared.  In terms securing the social and economic well being of local Park communities, appropriate and affordable housing provision are clearly vital ingredients.   Collaborative working is important for the effective delivery of affordable housing.  (page 11 first paragraph).  
Planning Policy Wales Companion Guide February 2006

Planning Policy Wales Planning Policy Wales specifies the following aspects to be considered for inclusion in topic-based policies, although in some cases the detail may be given more appropriately in Supplementary Planning Guidance:
· Sustainable residential environments (paragraph 9.1.2)
· Design and density of housing (paragraph 9.2.12)

· Affordable housing, including rural exception sites (paragraph 9.2.14)
Planning Policy Wales sets out clear statements of national development control policy which should not need to be repeated as a local policy in Local Development Plans. Instead topics relevant to the local area could simply be mentioned with a cross-reference to Planning Policy Wales.

· Tandem development (paragraph 9.2.13)

· Agricultural dwellings (paragraph 9.3.10)
Welsh Assembly Government - Consultation Paper- Planning Policy Changes to Support Sustainable Development in Rural Areas July 2008 – Consultation ended 10th October 2008

See Scale & Location of Growth Background Paper.
Technical Advice Note 6 Planning for Sustainable Rural Communities (Draft) July 2009 
See Scale & Location of Growth Background  Background Paper. 

Technical Advice Note 1: Housing Land Availability June 2006

Local planning authorities must ensure that sufficient land is genuinely available or will become available to provide a 5-year supply of land for housing judged against the general objectives and the scale and location of development provided for in the development plan. (paragraph 9.2.3)

Technical Advice Note 2: Planning and Affordable Housing June 2006

Provides practical guidance in securing affordable housing. 

Technical Advice Note 18: Transport March 2007
Include policies and standards on density to achieve higher residential densities in places with good public transport accessibility and capacity.  
Better Homes for People in Wales. A National Housing Strategy for Wales

Welsh Assembly Government's vision for housing in Wales: "We want everyone in Wales to have the opportunity to live in good quality, affordable, housing; to be able to choose where they live and

decide whether buying or renting is best for them and their families."

One Wales, A progressive agenda for the government of Wales 27th June 2007

Housing action points relevant to this Authority are highlighted under the ‘Living Communities’ Chapter:

· Suspend the Right to Buy in areas of housing pressure
· More guidance to be provided on Language Impact Assessments

· Aim to provide controls on converting to second homes in areas of housing pressure
· Extend the agricultural and forestry worker dwelling category in Technical Advice Note 6 to include rural enterprise dwellings in the countryside.

· Revisiting  the term ‘affordability’ and ‘local’ criteria for use in S106 agreements. 
Wales Spatial Plan 
See Scale & Location of Growth Background Paper

Regional

Spatial Plan Key Settlement Framework (agreed Ministerial Meeting 23rd November 2006
The key issue identified for housing is affordable housing provision.   High house prices and low incomes result in problems of affordability and that need to be addressed.  The pool of accommodation to meet the needs of the homeless needs to be expanded.  
This is to be addressed by the following objective: 

‘H4) Affordable Housing – There is a need for a programme to be established and continually updated to assess the scale of needs, including the role of the Rural Housing Enabler and new build low cost home ownership schemes.  When the scale has been established a series of delivery mechanisms including social housing grants, low cost home ownership schemes, developer contributions/ planning obligations, etc. are to be implemented as a means of addressing the issues.’

It is particularly difficult to achieve the development of affordable housing in the National Park where environmental capacity constraints restrict the opportunities to provide for building additional homes.  

Wales Spatial Plan People, Places, Futures 2008 

This document provides an update to the Wales Spatial Plan.  

This document is based on the Wales Spatial Plan Key Settlement Framework. 
Nationally, a lack of good quality housing affects people’s health and wellbeing and influences their long-term life chances.  The scale of population growth that needs to be accommodated is challenging, with a projected growth of 330,000 persons across Wales between 2006 and 2031.  Equally important is the need to maintain a mix of tenure and size of housing to ensure balanced communities.  To address this the Welsh Assembly Government is committed to delivering 6,500 new affordable homes by 2011. (page 22) 
The general principles for new housing growth are:  it should be linked to public transport nodes, including walking and cycling networks; it should take account of environmental constraints, including flood risk; and it should meet high standards of energy efficiency.  Housing developed near public transport nodes should be at higher than current densities to promote use of public transport and to increase opportunities for combined heat and power systems.  Accommodating appropriate development in smaller settlements and rural areas is vital for supporting the development of more rural communities.  (page 23)  

One of the key priorities for the Pembrokeshire Haven area is: sustaining and strengthening communities by taking focused action to address both rural and urban deprivation and economic inactivity and to ensure housing provision appropriate to all. (page 83)
New provision of housing is likely to reflect the historical pattern of development in the area commensurate with the settlement approach identified in the Framework with a continued emphasis on settlements within the strategic hubs along the urban corridor linking the M4 to the Area’s ports.  Notwithstanding the emphasis on key settlements, it is important that housing growth also seeks to revitalise and sustain smaller centres and communities.  Housing provision in the National Park should be at a scale which aims to meet the needs of the local population in line with the Park's statutory purposes and duty. (page 88)    
Housing projections are being worked on under the auspices of the South West Wales Regional Planning Group.  Further work by the local authorities and the National Park Authority linked to on-going assessments of local housing needs will be undertaken as a priority to ensure the future supply of affordable housing to support a local workforce and to achieve a socially inclusive and balanced population.  (page 88)

Local 

Pembrokeshire Coast National Park Youth Conference, Visitors and Residents Survey, 6th Form Conference 2006/7  

Housing issues were prominent in the returns from these surveys.  A flavour of the responses is provided below.  

· Sympathetic development control was appreciated, for example keeping housing development within villages.

· There is a need for housing which is both sustainable and affordable.

·  Housing should only be sold to people to live in, not as holiday homes as these create ghost villages.

·  Create new communities with sympathetic housing, where people live/work.

· Second homes make communities less vibrant, and would in future result in a loss of society, as well as sapping livelihoods.  The cultural effect was noted when Welsh people are unable to live amongst their relatives because they are priced out.

· Uneven distribution of wealth in Pembrokeshire - 'gin palace' developments of nondescript architecture versus poor social housing flats in some areas.

·  The National Park planning authority is failing to insist on a percentage of low cost housing in the National Park.

· Delegates to the 6th Form Conference recorded what their issues were which included a number for Housing: Affordable Housing; People moving out of area; People move into area; Council housing; Planning system too slow; Higher taxes; Second homes; Rented accommodation; Renovation of existing properties; Energy efficient housing; House prices rising; Grants for energy efficiency; Fairplay policy; Cut down or apply laws for unused tourist homes.
Pembrokeshire Community Strategy 2003 to 2008

Pembrokeshire’s first Community Plan was launched in 2004 and covers the period to 2008. It was updated in 2006. There are 5 broad priorities:

A Developing vibrant communities

B Improving communication links to, from and within the County

C Delivering economic growth based on local need

D Encouraging people to reach their potential

E Promoting a clean, healthy and valued environment

Within Priority A, the role of housing in sustaining vibrant communities has been recognised as a key part of the plan. Key Aim A1 identifies “Developing an Enterprising Culture and Regenerating Communities” and within this the long-term aim is to “Widen Housing Choices within Communities”.

In the review of the Plan in 2006 it was recognised that 

“A continued increase in house prices, relative to average earnings, will cause further problems for local people trying to find affordable housing.”

Work has commenced on reviewing the Community Plan and preliminary considerations have already identified that Housing will remain one of the key areas to be addressed within the new plan.

Joint Housing Land Availability Study April 2008 
Such studies are prepared for Pembrokeshire but include a section on the National Park.  This is the latest Joint Housing Land Availability Study to be prepared under the new Technical Advice Note 1 guidance and has a base date of 1st April 2008.

The Pembrokeshire Coast National Park has land available, on large sites, for 178 units.  At the base date of the study all of these were Private Sector.  A further 186 units were categorised in 3(i). 
 Completions in Pembrokeshire Coast National Park on large sites amounted to 68 units between 1st April 2007 and 1st April 2008.
The anticipated contribution by small sites of 165 dwellings represents a 48% contribution to the overall land supply in the National Park area. (paragraphs 4.61-4.62)

The Study looks at the adequacy of supply across the two planning authority areas.  It indicates that using the residual method, based on the adopted Joint Unitary Development Plan forecast of need, the supply of readily available land for the County of Pembrokeshire and Pembrokeshire Coast National Park Area at 1st April 2008 stood at 5.05 years. 

Development of sites for fewer than five dwellings remains an important component of the housing supply.  Small sites currently contribute 42% of the overall dwelling provision in the Pembrokeshire area. Given this high proportionate contribution, there continues to be a need for this to be closely monitored in future studies. 

The next study for the County of Pembrokeshire and Pembrokeshire Coast National Park Area will have a base date of 1st April 2009.
Housing and Planning Group 

The Housing and Planning Group was formed in 2004/5 and is well established. It takes its membership from representatives of the Housing and Planning Divisions of Pembrokeshire County Council, Forward Planning in Pembrokeshire Coast National Park Authority, Cabinet Member for Housing and Community Safety, the Rural Housing Enabler and each of the Registered Social Landlords with development status in the County. The remit of the group is to focus on delivering a programme of affordable housing in the county.  

Rural Housing Enabler  

The Rural Housing Enabler works with Community Councils, local landowners, Planning Officers, Housing Associations, National Parks and other relevant individuals, organisations and associations to help communities assess the need for affordable housing in their area and by helping identify sites for affordable housing development.    

To date
 15 surveys have been carried out which provide information for the National Park area. 

The results are shown in the Table 6 below.  

Research into Low Impact Development 

Research into the subject in Wales was initiated originally through the Assembly’s Planning Forum. 

Two reports have been prepared specifically on the subject of Low Impact Development and are listed as references to this document, the Land Use Consultants report and Baker Associates report.  

The Baker Report forms the basis of the Joint Unitary Development Plan policy on Low Impact Development which was endorsed at the Joint Unitary Development Plan Inquiry.  

The policy in the Plan asks that the proposal makes a positive environmental, social and/or economic contribution with public benefit, where the activities and structures on site are low impact’  a  countryside location is essential and the proposal provides sufficient livelihood for the residents of the site. 

Supplementary Planning Guidance in support of the policy has also been prepared.   

Joint Unitary Development Plan Adopted June 2006

The overall objective for Pembrokeshire is to make appropriate provision for housing to complement economic growth and to accommodate local needs.  (paragraph 4.2.1 bullet 5) Given its limited capacity housing growth within the National Park is to meet local needs.  (paragraph 4.3.8)

Overall the requirement for Pembrokeshire is the delivery of 9,000 units for the Plan area.  The National Park area contributed an estimated 1,000 units to the supply in the form of greenfield, brownfield and conversion opportunities.  Local evidence suggested that 1800 of the 9000 dwellings should be affordable housing.  The time frame for the Joint Unitary Development Plan is 2000 to 2016. 

In the National Park affordable housing is sought on the following allocations: 

Bay View Terrace; Dinas Cross, Rear of the Sir Benfro Hotel, The Boatyard Little Haven and at Brynhir Tenby and on other sites considered appropriate for the development of affordable housing.  There is no minimum threshold for considering affordable housing provision in the National Park.  The Authority uses a figure of 3 or more units as a guide to developers as to where affordable housing may be negotiated.  

The table below identifies the level of provision since the base date of the Joint Unitary Development Plan on affordable housing in the National Park.  Since the Plan’s modifications were published in January 2006 the Authority has been able to apply its affordable housing policies. 

Table 1 Delivering Affordable Housing in Pembrokeshire Coast National Park

	 
	Social
	Private
	Total
	Percent Social

	2000-01
	20
	101
	121
	16.53

	2001-02
	0
	84
	84
	0

	2002-03
	0
	73
	73
	0

	2003-04
	0
	50
	50
	0

	2004-05
	4
	105
	109
	3.67

	2005-06
	4
	83
	87
	4.6

	2006-07
	3
	49
	52
	5.77

	 
	
	
	
	

	Total 2000-07
	31
	545
	576
	5.38

	Total 2001-06
	8
	395
	403
	1.99

	Total 2001-07
	11
	444
	455
	2.42


Affordable Housing Supplementary Planning Guidance May 2006
The authorities have also adopted Supplementary Planning Guidance on affordable housing provision for Pembrokeshire. The Guidance sets out details on the delivery of affordable housing, who the affordable housing will be for and how it will be kept affordable, design issues, issues of viability and a step by step guide to delivery. 

Affordable Housing Delivery Statement

Pembrokeshire County Council and the Pembrokeshire Coast National Park Authority have adopted new requirements for affordable housing.

The Affordable Housing Delivery Statement was agreed by the Council at its meeting on 22nd October 2009 and by the National Park Authority on the 14th October 2009.   

The Council’s policy sets out new thresholds for seeking affordable housing on development sites. They include:

· sites with more than 10 proposed new homes in the towns of Fishguard, Haverfordwest, Milford Haven, Pembroke, Pembroke Dock, Neyland and Narberth.

· in all other places where there is a net gain of five or more dwellings.

Where Social Housing Grant is available, 40% of the dwellings on the site should be affordable housing, while on sites where no grant is available, 20% of dwellings should be affordable.

The new thresholds, which replace the previous thresholds, will be implemented from 22nd October 2009 on all new residential planning applications.

The National Park Authority’s policy is to seek to negotiate on sites for 2 or more residential units 50% affordable housing with the following exceptions where a higher percentage will be negotiated: Tenby (60%), Newport (70%), Saundersfoot (60%), Dale (80%), Dinas Cross (75%) and New Hedges (60%). One site at Crymych (the Depot site) is allocated for 100% affordable housing.  

In the National Park the new thresholds, which replace the previous thresholds, will be implemented from 2nd November 2009. Any applications received by the National Park Authority before then will be determined using the existing policy.

Joint Unitary Development Plan Inquiry Inspector’s Report – Local Needs Policy

A policy was proposed through the Joint Unitary Development Plan to limit the provision of new housing to meet the needs of local people this to be secured by planning obligation.   

The policy attracted objections covering a variety of considerations from the Welsh Assembly Government and a wide range of other bodies, organisations and individuals. 

The approach failed in the eyes of the Inspector because: 

· It made an artificial distinction between affordable housing for local people and housing for local people.  The provision was in effect affordable housing provision.

· Shortfalls in provision were not to found across the National Park.  

· The Park could rely on the strategy of the Plan to deliver a substantive increase in supply outside the National Park in the remainder of Pembrokeshire.

· The occupancy restrictions were too generous and did not represent the sort of judicious and appropriate use of a limited land supply that this policy purportedly intended to achieve.

· The amount of housing the Policy could provide was negligible.

· The operation of the policy would be complex and practically unworkable.  

· The policy strays into areas that go beyond straight forward land use planning.  

· Compared with other areas in the United Kingdom where these policies operate the Pembrokeshire Coast National Park is a coastal Park with land being provided in reasonable proximity to the Park itself.   

· There might be a negligible impact on the price of houses affected by the policy and there may be a rise in prices in the general housing stock. 

· As there was insufficient evidence to justify the inclusion of the Policy (known as ‘Policy 47’) in the Plan an Infringement of human rights would arise if the policy was adopted. 

(paragraph 3.48.1 to 3.48.17)

Local Housing Strategy Final April 2008 
The Strategy identifies issues that planning can help address:

Planning

· Increase the amount of affordable housing delivered by private developers using the JUDP policies, polices in the emerging LDP’s and Supplementary Planning Guidance.

· Continue to support the work of the Rural Housing Enabler to help identify sites for affordable housing in rural areas.

· Reduce local opposition to rural exception sites for affordable housing by better engagement with communities. 

· Ensure the mix of housing permitted reflects the needs and demands of the County’s residents in terms of type, size and tenure.

· Continue to work with infrastructure providers to ensure that land for housing can be developed when needed.

· Negotiate contributions from developers towards meeting infrastructure and community needs that arise from new development using the JUDP policies and the policies of the emerging LDP's and associated guidance.

· Use of compulsory purchase as a last resort in the Pembrokeshire Coast National Park.
· Needs for intermediate housing will be accurately identified.  (page 37) 

· The provision of affordable housing will increase. (page 37)  

· The number of older people in the County continues to increase.  Provision needed includes additional bungalow development using Social Housing Grant and providing extra care housing schemes.  (page 85)

Local Housing Market Assessment 2007 (Final)
The key issues for the local housing market are:

· Large scale construction projects leading to inward migration of workers is placing pressure on private rental properties. Accommodation is needed for migrant workers in the vicinity of large projects.
· The attractiveness of the area creates external pressure for second homes, holiday letting and retirement places. This is exacerbated by low local incomes being unable to compete with the purchasing power of those from away.  Anecdotal evidence suggests that demand formerly focused on the Devon Cornwall area is now placing pressure on the study area.  

· Historically the market has been influenced by the outward migration of young people and the inward migration of people aged 40+. Population projections suggest that the current top-heavy population structure will continue to grow, an increase in the 20-25 years age range and a decline in the 30 to 40 years age bracket.

· Household size is likely to reduce further to an estimated 2.02 in 2030 as a result primarily of an increase in one-person households.

· Loss of council housing due to right to buy (forecast is for between 60 and 70 lost each year) is frustrating the area’s ability to maintain a permanent stock of affordable housing. 
· Affordable housing completions are not keeping pace with the Joint Unitary Development Plan target of 20% of provision (completions are approximately 550 per annum in the County below the target of 600 a year in the Plan).  

· Affordable housing is at a premium.  Pembrokeshire is now the least affordable area in Wales.  Using the lower quartile housing price a net annual income of between £31,000 and £35,000 is needed. Incomes are predominantly below this range in the County.

· The demand for affordable housing exceeds supply and there is a backlog of need to be addressed.  This is particularly acute in the National Park where environmental constraints means that mechanisms other than new build are needed.
Welsh Assembly Government Housing Projections 

The table below takes the overall population projection figures for the Park derived on a pro-rata basis from the overall Welsh Assembly Government population projection figures for Pembrokeshire and further breaks it down for the main towns and rural areas of the Park. 
 

Table 2 Housing Projections for sub areas of the Park (2003 based)

	Households
	2001
	2006
	2011
	2016
	2021
	Completions  01 to 07
	07 to 21 Requirement
	Annual Requirement 

	Tenby 
	2300
	2513
	2618
	2726
	2821
	100
	421
	30

	Newport 
	554
	605
	631
	657
	680
	20
	106
	8

	Saundersfoot
	1238
	1353
	1409
	1467
	1519
	40
	241
	17

	St Davids
	809
	884
	921
	959
	992
	38
	145
	10

	Rural Centres  & Countryside
	4961
	5,436
	5,663
	5,895
	6,102
	298
	843
	60

	Total
	9862
	10,791
	11,242
	11,704
	12,114
	496
	1756
	125


The Welsh Assembly Government has issued a 2006 based household projection for Local Authorities, including Pembrokeshire
. The projection for Pembrokeshire has been used to derive a pro-rata  projection for the Pembrokeshire Coast National Park
. This shows an increase in the National Park Population from 22,300 in 2006 to 24,900 in 2021, and increase of around 2600. At the 2001 Census average household size was 2.26 persons. Using this figure, the population increase would roughly suggest an increase in households of about 1,150 over the period.
However, a simple population based apportionment of growth from projections at a local authority or regional level is unlikely to result in a useful population forecast.  The nature of the starting population and migrant population are different in the area in and outside the National Park. In short both groups tend to be older
 in the National Park than the rest of Pembrokeshire.  A population forecast prepared for the National Park area by Pembrokeshire County Council indicates the total number of National Park residents and households remaining more or less as it was at the 2001 Census. 
 The Welsh Assembly Government Statistical Directorate are producing population projections for the National Parks in Wales using the same method as the Local Authority projections (by entering National Park base population, fertility, mortality and migration data into the projection model). It is the expectation of officers of the National Park Authority that this projection will be more similar to the Pembrokeshire County Council projection, indicating a slight fall in population in the National Park, with household numbers remaining more or less stable.
Population and household forecasts normally provide the starting point for deciding on levels of growth but given the wide variation in forecasts they are proving difficult to rely on.  

Identifying needs for Gypsy Traveller Sites 

Council’s are required to assess the accommodation needs of gypsies and travellers and a more detailed assessment of need is included in the LHMA.

In the County Council’s Housing Strategy (2008)  it is advised that in broad terms, due to the current levels of provision (five separate sites incorporating 84 pitches) and low levels of demand, a need for additional sites has not been identified at present.

The JUDP for the County provides detail as to how applications for new sites will be dealt with under planning policies should requests be received, although none have been received to date.

The key issue facing the Authority is in relation to its current sites. A condition survey has identified the need for capital investment to effect site improvements and the Authority will be bidding for funding to WAG to use the Gypsy Traveller Site Refurbishment Grant to undertake a programme of improvement over the next three years.

In addition, in consultation with pitch holders on the Waterloo site, an ethnic minority housing scheme will be developed using SHG to replace the existing site at an alternative location. The need for alternative provision for other sites has not been identified.’

More recently, Pembrokeshire County Council has commissioned a survey of accommodation need to be conducted with the Gypsy Traveller community in Pembrokeshire. The survey is due to commence week beginning 26th October 2009 and is expected to take 4 to 6 weeks to be completed. It is hoped that up to 70 surveys will be completed in this time, although this is clearly dependent on the engagement of the Gypsy Traveller community. 

The survey will be conducted by Azadeh, a company who manage local authority-owned Gypsy and Traveller sites and provide a range of support services across the UK, in conjunction with officers from the local authority who have established relationships with the community.

Once the surveys have been completed the results will be analyzed by the Planning and Housing departments within Pembrokeshire County Council with input from Pembrokeshire Coast National Park Authority to produce the Gypsy Traveller Accommodation Needs Assessment for Pembrokeshire. There is a target date for completion of the report by end of December 2009.

There is no opportunity left now for this Authority to act on the findings of the above study.  The Plan has in any case a criteria based policy to deal with Gypsy Site proposals.  If the Assessment is available at the time of submission then it can be submitted as a Background Document for the Inspector to consider and recommend any change to the Plan if considered necessary.
Update 6 December 2009: Pembrokeshire County Council Officers have advised that there is insufficient progress to make any preliminary findings available in time for Submission. 
Development Appraisal Toolkit

A ’Development Appraisal Toolkit’ (Three Dragons) which is operated elsewhere in Britain and has been tested at Inquiry is used where there is a dispute with an applicant about the provision of affordable housing on a site which is the subject of a planning application. Independent advice from Development Consultants can also be sought.

The toolkit is software used to arrive at a residual value for the land by comparing the full cost of building a residential development with the revenue generated through house sales and any revenue generated by the affordable housing. The results can then be compared against information about commercial land values to determine whether an individual site is viable. A range of planning obligations, including affordable housing, can be added in to the calculation and their impact on the scheme’s residual value can be reviewed. In simple terms it calculates the level of profit a landowner and developer can expect according to different scenarios.

The prices for market housing used in assessing viability are the default values in the April 2008 version of the Three Dragons Development Appraisal Toolkit for Wales. To reflect changes in the UK housing market in 2008 and 2009, viability tests were carried out assuming market values at 90, 80 and 70 percent of the default values (see appendix 3). Investigation of changes in market housing values in the National Park using data from the Land Registry published on the www.houseprices.co.uk web site reveal that the median price for all house sales in the first half of 2009 was 92% of that for all sales in 2007. If only sales of detached houses are considered (this is the type of housing likely to provide the bulk of the market component of most developments in the National Park) then the median sale price in the first half of 2009 was 87% of that in 2007. At these levels of value decrease the allocation sites remain viable.
House Prices 
A survey of house prices in the Pembrokeshire Coast National Park and surrounding areas was conducted using data from the Land Registry for house sales completed between April 2001 and March 2008.

House prices in the National Park and in the rest of Pembrokeshire have increased between 2002 and 2008 at a steady and significant rate leading to an increasing imbalance between incomes and house prices. There is some evidence in the data that the increase has stopped and house prices may be falling, echoing many National analyses of the housing market. In 2007 the lower quartile price of a 3 bedroom house in the National Park was over seven times the estimated median annual household income, though this is slightly less than in 2006. In Pembrokeshire outside the National Park it was nearly five times the estimated median household income.
The most expensive areas for house sales in the National Park appear to be the North and Northwest, and the area around the Daugleddau. However there is some variation in which areas are most expensive at a given time (in 2006 the most expensive areas were found to be the west coast, the area of the border with Carmarthenshire, Newport and north Tenby).
Housing Density and Number of Bedrooms

In terms of density of development a look a sites completed or still active since 2004 shows the following:

Table 3 Average Densities
 

	Sites with a Capacity of 5 or more units
	Average Density per hectare

	Greenfield Sites – New Build
	15.5

	Brownfield Sites – New Build
	52.62


The density proposed on greenfield sites including those currently allocated in the Joint Unitary Development Plan appear to be quite low by current expectations of the planning system.  

Table 4 Number of Bedrooms in Completions 2001 to 2006

	Number of Bedrooms
	Unknown


	1 bed
	2 bed
	3 bed
	4 bed
	5 bed

	Travel to Work Area
	
	
	
	
	
	

	Fishguard and St David's
	19
	7 (13%)
	14 (27%)
	23 (44%)
	8 (15%)
	0

	Haverfordwest
	5
	1 (1%)
	9 (13%)
	53 (75%)
	8 (11%)
	0

	Pembroke and Tenby
	7
	11 (9%)
	39 (33%)
	41 (34%)
	22 (18%)
	6 (5%)

	All
	31
	19 (8%)
	62 (26%)
	117 (48%)
	38 (16%)
	6 (2%)


Looking at completions between 2001 and 2006 there was a reasonable range of provision in terms of number of bedrooms. 

Implications of meeting the standards of the Code for Sustainable Homes  

The Authority has also considered the costs of the new Code for Sustainable Homes.

The main findings of the research are that in order to address significant housing affordability problems, the emerging Local Development Plan for the Pembrokeshire Coast National Park requires a large proportion of affordable housing on housing allocations. This level of affordable housing is not on its own enough to make development of these sites economically unviable (though it will suppress land values). However, the new Code for Sustainable Homes has the potential to add significantly to development costs, particularly at the higher levels of the Code, corresponding to the Welsh Assembly and UK Governments' 'zero-carbon' homes aspirations. 
Applying the higher development costs of the Code for Sustainable Homes, a selection of allocation sites were assessed using a development appraisal model to estimate likely achievable levels of affordable housing and building sustainability. Applying the higher levels of the code (levels 5 and 6) is likely to mean that the target percentages of affordable housing in the Local Development Plan cannot be met, particularly in circumstances where the site has significant existing value, is likely to require significant infrastructure development, or when the owner will not sell at land values lower than would normally be paid by social housing developers. However, advice from the Welsh Assembly Government indicates that the expectation for new housing will be that it meets Code for Sustainable Homes level 3
. At this level the allocation sites in the Local Development Plan would be viable at the target percentages of affordable housing.

Identifying Affordable Housing Need

Need for affordable housing in the National Park can be considered through evidence emerging from:
· The Local Housing Market Assessment

· Housing Needs carried out the Rural Housing Enabler

· Community Appraisals where appropriate

· The Common Housing Register

Assessment of Need by the Local Housing Market Assessment 2007 (Final) 
The Local Housing Market Assesment provides figures for Pembrokeshire. The figures primarily took account of household growth of approximately 570 a year
 (2005 to 2015) for the County as a whole and data contained in the Common Housing Register.  Currently residential completions equal 556 per annum in Pembrokeshire, 468 per annum outside the National Park and 89 per annum within a ratio of 84:16.
  
If the figures of need identified in the Local Housing Market Assessment
 are shared using this ratio then the following requirements emerge.  Whether the current backlog of need is addressed in 2 or 20 years, depending on the quota used, the provision of affordable housing is more than double the current completion rate.   

Table 5 Number of dwellings per annum needed to address existing backlog of need over 2 to 20 years plus newly arising need
	Step 11 Quota to reduce current backlog (% per annum)
	Number of Years to address existing need
	Number of dwellings to be provided per annum
	Number of dwellings per annum in the National Park at 16%
	As a % of total completions (National Park)

	5
	20
	1406
	225
	253%

	10
	10
	1539
	246
	277%

	15
	6.6
	1672
	268
	301%

	20
	5
	1806
	289
	325%

	25
	4
	1939
	310
	349%

	30
	3.3
	2072
	332
	372%

	35
	2.8
	2205
	353
	396%

	40
	2.5
	2338
	374
	420%

	50
	2
	2605
	417
	468%


The outputs from the Local Housing Market Assessment show a very high level of need which does not in anyway compare with development levels experienced in the County.  This Authority has concerns about how accurate these calculations are.  
This Authority has a number of reservations regarding the reliability of the Local Housing Market Assessment. For the reasons set out below the Authority has chosen to base its assessment of the need for affordable housing on the current state of the housing register. It is recognised that this is not an ideal situation in that is does not create a picture of how need might change over the Plan period, but it is considered the most robust approach available.

The Local Housing Market Assessment Guide advises that housing registers can be considered as a potential source of information on the extent of housing need. However, the guide identifies a number of prerequisites for housing registers to give a robust estimate of need:

· Operate a single register, for all providers of social housing and the whole housing authority area, to prevent double counting: This is the practice in Pembrokeshire, and figures for need in a locality only include applicants whose current address is in that locality.

· Ensure homeless households are included on the register: The practice in Pembrokeshire is to add households to the housing register when they register as homeless.

· Avoid restrictions on registering: The Pembrokeshire Housing Register does not restrict who can apply to the housing register, but does give 'reasonable preference' to certain categories of applicant who would be broadly defined as in need. Though the guidance suggests that this approach is good, this does mean that the register figure may include households that would not be defined as in need in the context of the planning policies. Even though there are no restrictions on registering, some households (including some in need) may choose not to register due to a belief that they won't have a chance of getting social housing.

· Data in the register should be maintained to allow identification of households by category of need, length of time on the register and current situation: The Pembrokeshire Register does record all of these and additional information and it is likely that  it is sufficiently detailed to meet these requirements.

· Households on the register should be contacted at least annually to confirm that they are still seeking social housing: Households on the register in Pembrokeshire are contacted annually on the date of their initial registration for this purpose.

Given the nature of the housing register in Pembrokeshire it is likely that it provides a good indication of the current need for social housing at a community level.

The Local Housing Market Assessment was prepared in accordance with guidance from the Welsh Assembly Government, using the Stage 2a approach. The Local Housing Market Assessment identifies existing need (backlog need) as the number of households currently on the housing register (in the 'Gold' and 'Silver' categories of need). This does include applicants from outside the planning area (i.e. more than the need arising from within the National Park) but it does provide a reasonable estimate of a 'core' of need. 

The principle flaws in the model used to estimate housing need in the Local Housing Market Assessment surround the estimation of newly arising need. Newly arising need (the households that will be added to the need each year) is estimated as the number of new households applying to the housing authority for housing (and falling into the 'Gold' and 'Silver' categories), plus the number of new households forming and needing affordable housing as indicated by population and household projection models (as directed by the guidance). The estimate of households applying to the Housing Authority for Housing for each year of the Local Housing Market Assessment was based on a single year of actual data, with no reason to believe that this year was representative of either past or future years (only one year of reliable data was available). The tendency to over-estimate may aggravated as households who join the register and then leave it without being housed will be included in the figures, though they have met their needs in another tenure and/or Housing Authority area. The population and household projection figure was based on a pro-rata apportionment of a projection for Southwest Wales. There is good reason to believe that this is a seriously flawed approach, particularly in areas such as the Pembrokeshire Coast National Park, where the demographic pattern is markedly different from that of the surrounding wider area. Population and household projections subsequently produced by Pembrokeshire County Council specifically for the area of the National Park support this belief. Furthermore, adding the households applying to the Housing Authority to the number of households projected to form is likely to lead to double counting as many, or most, households projected to form and need affordable housing will also apply to the Housing Authority for housing.

The model allows for supply of affordable housing due to re-lets of social housing and resale of LCHO type housing. However, this number of re-lets/resale's is fixed based on the years for which data is available to feed into the model, therefore it does not properly evaluate the impact of re-lets throughout the years covered by the Local Housing Market Assessment. If affordable housing is being delivered then the stock of affordable housing will increase and so, it is reasonable to assume, will the number of re-lets/resale's (as it is a function of the total housing stock). Therefore, if the housing need is being estimated over a number of years it is likely to underestimate the contribution to supply from re-lets/resale's.

For these reasons the Local Housing Market Assessment is likely to overestimate need, possibly to a significant degree. therefore the Pembrokeshire Coast National Park Authority, in preparing its Local Development Plan has used data from the housing register on current need, as we can be confident that this provides a reasonable indication of the need for affordable housing, and is unlikely to be an over-estimate leading to an unnecessary burden on developers or the landscape of the National Park.

Local Needs Surveys 
The Rural Housing Enabler for Pembrokeshire has been carrying out surveys in various communities in the Park and the levels of need identified are set out below. 
Table 6 Rural Housing Enabler Survey Results
	Location
	Local Housing Needs Study Result 

	Angle
	

	Bosherston
	

	Broad Haven 

Little Haven
	19 (The Havens)

	Dale

Herbrandston 
Marloes

St Ishmaels


	9

5-7
10-11

6-7

	Dinas Cross
	13

	Freshwater East
	16 (Lamphey)

	Jameston 
Manorbier
	

	Newport
	23

	Saundersfoot 
	13 to 19

	St Davids 
Solva
Whitchurch
	26-39

	Tenby
	50 – 76

	Trefin
	

	Sporadic & other settlements
	19 (Nolton and Roch)
10-15 (Martletwy) 

7-11 (Nevern)

3-4 (Cwm Gwaun)


Common Housing Register

The figures below are taken from the Common Housing Register as at 30th July 2008.  The housing register is used to calculate the need for new affordable housing in the following way.

Applicants on the waiting list are categorised according to need. There are three categories: gold, silver and bronze. Applicants in the gold and silver categories are deemed to be in sufficient need for the housing authority to have an obligation to attempt to house them. The current area of residence is also recorded for each applicant; these areas are relatively small within Pembrokeshire, relating to settlements or specific housing areas within the larger settlements. Additionally there is an outside Pembrokeshire code for applicants currently resident outside the county, and a code to denote applicants of no fixed abode. Therefore, it is possible to identify applicants to a fine degree of 'localness' within Pembrokeshire and determine if an application originates from outside the county. The current tenure of applicants is also recorded, allowing the identification of applicants currently in social housing, whose rehousing will result in a unit of affordable housing becoming available. The number of bedrooms required by each applicant is recorded, as is the number of bedrooms in their current accommodation.

To assess gross need for an area the total number on the waiting list in the gold and silver need categories in the area is determined, broken down by the number of bedrooms required. Table 7 shows this for the Tenby Town Council area.

Table 7: Gross need in the Tenby Town Council area in July 2008

	Bedrooms required
	1
	2
	3
	4
	5

	Tenby
	81
	95
	35
	2
	1


From the total applicants included in table 7, the number currently living in social rented accommodation (local authority or RSL housing) is determined, broken down by the number of bedrooms in the current accommodation. This housing will effectively be returned to the affordable housing supply when the applicant household is rehoused. Table 8 shows this for the applicants included in Table 7.
Table 8: Qualifying applicants in affordable housing in the Tenby Town Council area in July 2008

	Current bedrooms
	0
	1
	2
	3
	4

	Tenby
	2
	10
	17
	5
	0


Therefore table 7 shows the gross need for affordable housing (all applicants) in the area. Table 8 shows the potential affordable housing supply in the area that would result from rehousing these applicants. Therefore the net housing need for the area can be determined by subtracting the potential supply in table 8 from the gross need in table 7. These figures shown in table 9 amount to the shortfall (or surplus if the figures are negative) in affordable housing in the area.

Table 9: Shortfall in affordable housing (number of applicants minus the number already in affordable housing) in the Tenby Town Council area in July 2008

	Number of bedrooms
	1
	2
	3
	4
	5

	Tenby
	71
	78
	30
	2
	1


Table 10 below shows what this means when figures are aggregated for the National Park.  The table provides a count for ‘In the National Park’, ‘Not in the National Park’ and ‘Partly in the National Park’.  Taking the figure of 426 (‘In the National Park’ need) and 30 (50% of the need that is ‘Partly in the National Park’) this gives a figure for the National Park of around 460 affordable dwellings being required.  This does not take account of newly arising need.    

Table 10 Common Housing Register Net Need

	Net housing need
	Number of bedrooms
	 

	Area
	1
	2
	3
	4
	5
	Totals

	Not in National Park
	937
	1074
	342
	67
	7
	2427

	Partly in National Park
	19
	24
	13
	4
	0
	60

	In National Park
	163
	175
	69
	18
	1
	426

	Totals
	1119
	1273
	424
	89
	8
	2913


To try to predict the rate of newly arising need an estimate technique based on population projections was used as outlined in Appendix 6. This suggests that we can expect around an additional 60 to 100 households arising and in need per year over the Plan period.
Housing Land Supply versus Need

Bringing data on housing supply
 and need together Appendix 1 identifies:

· The need as identified in the Common Housing Register 
· The need where known from the Rural Housing Enabler surveys

· The housing land supply for the Plan period

· The % of the supply needed to address the affordable housing need 

· The anticipated affordable housing provision that is likely  

· That part of the supply that is likely to need Social Housing Grant support using the Three   Dragons Development Appraisal Toolkit   

These figures are broken down for sub areas for the National Park in the table.
In terms of the total known affordable need (around 460) the housing land supply could deliver 412 units (from housing allocations) and 92 affordable units from mixed use sites.  There is also potential for windfall sites (around 250) of which 50% could help to meet the newly arising need in the National Park.  Appendix 4 explains.  There is also currently planning permission for 22 affordable units.
   
Social Housing Grant is likely to be needed for an estimated 65 units and it is likely that the smaller sites for 2 dwellings will also need support.  This conclusion is based on the following assumptions made when using the Three Dragons Toolkit:
· Market prices at the beginning of 2008

· BREEAM Ecohomes 'excellent' standard
· Planning obligation contribution of £11,365 on each market dwelling in the potential development (emerging draft supplementary planning guidance for the Joint Unitary Development Plan figure)
· A mix of dwelling types and tenures based on past development of housing sites in Pembrokeshire and the need as identified by the Housing Register 
If all 250 units of windfall sites were on developments of 2 units then this would mean an additional 125 units are likely to need Social Housing Grant over the Plan period.  Please note mixed use sites have not been assessed using Three Dragons.  
Appendix 2 shows possible variations in outcomes when using the Three Dragons Toolkit with changes to:
· The application of  social housing grant used 

· The application of planning obligation charges

· The percentage of affordable housing being negotiated.    

Alternative scenarios where house prices have dropped below the figure used in Appendix 2 have been tested using the Three Dragons Toolkit and these are also contained in Appendix 3
These scenarios show what the likely outcomes will be if market house prices were to fall to 90, 80 and 70 percent of their level at the beginning of 2008.
Housing Land Supply versus Completion Rates

Using a completion rate of 88
 per annum 1,232 units would need to be provided in the Plan period.  The Plan provides for 1,358 units not counting windfall opportunities.     

Thresholds for Affordable Housing Provision

The table below shows how the housing land supply is distributed by site size, i.e. how much is on sites of 2 or more dwellings, 3 or more dwellings etc.  The contribution from windfall sites is taken from looking at where the contribution to the supply since 2003 (i.e., the percentage that came from sites for 1 to 5+ uses).
Table 11 Housing Land Supply - Size of Sites 
	 
	Supply
	2 or more units 
	% of supply
	3 or more units
	% of supply
	4 or more units
	% of supply
	5 or more units
	% of supply
	Annual Completion 
Rate

	Land with Planning Permission
	387
	293
	76%
	255
	66%
	235
	61%
	225
	58%
	28

	Housing Sites 
	759
	758
	100%
	754
	99%
	734
	97%
	726
	96%
	51

	Employment & Mixed Use Sites
	212
	212
	100%
	212
	100%
	212
	100%
	208
	98%
	14

	Windfalls
	250
	163
	65%
	140
	56%
	128
	51%
	110
	44%
	17

	Total Land Supply 
	1608
	1426
	89%
	1361
	85%
	1309
	81%
	1269
	79%
	107


The table below shows approximately how much affordable housing could be negotiated using different thresholds.  The backlog of need alone is an estimated 460 units.  The lower the threshold the greater opportunity there is to accommodate newly arising need as well.     

Table 12 Affordable Housing Provision using different thresholds 

	 
	Total supply 
	2 or more units 
	3 or more units
	4 or more units
	5 or more units

	Supply (excluding land with permission)
	1221
	1133
	1106
	1074
	1044

	50% for Affordable Housing
	611
	566
	553
	537
	522


Appendix 1 Housing Land Supply, Affordable Housing Provision, Social Housing Grant

	Community Council or Groups of Community Councils
	Waiting List
	Centre
	 Housing Sites
	 Mixed Uses Sites
	Total Housing Supply
	Community Survey Area
	RHE Survey 
	NP/
PCC share of figure
	Affordable Housing Small Sites 
	Affordable Housing Mixed Use
	Affordable Housing Allocations
	Commentary
	SHG support likely to be needed in PCNP

	Amroth/
Summerhill
	14
	Amroth
	0
	0
	0
	 
	 
	Equal Share
	 
	 
	 
	PCC to provide (at Kilgetty?)
	 

	 
	 
	Summerhill (part)
	2
	0
	2
	 
	 
	Equal Share
	1
	 
	 
	PCC to provide (at Kilgetty?)
	1

	 
	 
	Pleasant Valley (part)
	0
	0
	0
	 
	 
	Equal Share
	 
	 
	 
	PCC to provide (at Kilgetty?)
	 

	Angle
	7
	Angle
	0
	0
	0
	 
	 
	All PCNP
	 
	 
	0
	Exceptional land release only possible
	7

	Burton
	3
	Houghton (part)
	0
	0
	0
	Burton
	6 to 10
	Almost all PCC
	 
	 
	0
	PCC Centres to provide (several)
	 

	Cosheston
	8
	Cosheston (part)
	0
	0
	0
	 
	 
	Almost all PCC
	 
	 
	0
	PCC Coheston to provide
	 

	Crymych
	22
	Crymych (part)
	15
	0
	15
	 
	 
	Almost all PCC
	 
	 
	15
	PCC Crymych to provide remainder
	15

	Carew
	22
	Milton (part)
	0
	0
	0
	 
	 
	Almost all PCC
	 
	 
	0
	PCC Centres to provide 
	 

	Dale
	6
	Dale
	13
	0
	13
	 
	9
	All PCNP
	 
	 
	10
	80% Provision in PCNP
	10

	Dinas Cross
	7
	Dinas Cross
	20
	0
	20
	 
	13
	All PCNP
	1
	 
	12
	75% Provision in PCNP
	13

	Herbrandston
	5
	Herbrandston 
	14
	0
	14
	 
	7
	All PCNP
	1
	 
	6
	50% Provision in PCNP
	1

	Hook 
	7
	Hook (part) 
	0
	0
	0
	Hook
	7 to 11
	Almost all PCC
	 
	 
	0
	PCC Hook/Llangwm to provide
	 

	Llangwm
	7
	Llangwm (part)
	0
	0
	0
	 
	 
	Almost all PCC
	 
	 
	0
	PCC Hook/Llangwm to provide
	 

	Llanrhian
	10
	Trefin
	22
	0
	22
	 
	 
	Equal Share
	3
	 
	8
	50% Provision in PCNP
	 

	Llanrhian (part)
	 
	Square & Compass (part)
	0
	0
	0
	 
	 
	Equal Share
	 
	 
	0
	50% Provision in PCNP
	 

	Mathry 
	6
	Square & Compass (part)
	0
	0
	0
	Mathry
	3 to 5
	Almost all PCC
	 
	 
	0
	PCC to provide at Mathry
	 

	Manorbier/
Jameston
	30
	Jameston
	47
	0
	47
	 
	 
	All PCNP
	 
	 
	21
	50% Provision in PCNP
	 

	 
	 
	Manorbier
	 
	0
	0
	 
	 
	All PCNP
	 
	 
	 
	50% Provision in PCNP
	 

	 
	 
	Manorbier Station
	19
	15
	34
	 
	 
	 
	 
	8
	10
	50% Provision in PCNP
	 

	Marloes/
St Ishmaels
	12
	Marloes
	3
	0
	3
	Marloes
	11
	All PCNP
	3
	 
	 
	50% Provision in PCNP (Exceptions site in Marloes possible)
	3

	 
	 
	St Ishmaels
	 
	46
	46
	St Ishmaels
	7
	All PCNP
	 
	23
	 
	50% Provision in PCNP
	 

	Martletwy
	4
	Lawrenny
	30
	0
	30
	Martletwy
	10 to 15
	Equal Share
	 
	 
	15
	50% Provision in PCNP
	 

	Nevern/
Newport
	30
	Felindre Farchog
	2
	0
	2
	Nevern
	7 to 11
	All PCNP
	1
	 
	 
	70% in PCNP
	1

	Newport
	 
	Newport 
	34
	6
	40
	Newport
	23
	All PCNP
	5
	 
	19
	70% Provision in PCNP
	10

	Nolton & Roch
	8
	Newgale
	0
	0
	0
	Nolton and Roch
	19
	Almost all PCC
	 
	 
	0
	Exceptions site for 4 Nolton only possible
	 

	 
	 
	Roch (part)
	0
	0
	0
	 
	 
	Almost all PCC
	 
	 
	0
	PCC to provide for need.
	 

	Cwm Gwaun
	1
	Llanychaer (part)
	 
	 
	0
	Cwm Gwaun
	3 to 4
	Almost all PCNP
	 
	 
	0
	Exceptions site for 2 Bryn Deri with permission  
	 

	 
	 
	Pontfaen
	0
	0
	0
	 
	 
	 
	 
	 
	 
	 
	 

	Solva
	11
	Solva
	32
	0
	32
	 
	 
	All PCNP
	1
	 
	15
	50% Provision in PCNP
	1

	St Davids
	35
	St Davids
	113
	5
	118
	St Davids
	26 to 39
	All PCNP
	 
	 
	50
	50% Provision in PCNP
	 

	Stackpole
	8
	Bosherston
	 
	0
	0
	 
	 
	All PCNP 
	 
	 
	0
	Exceptions site only option
	 

	Tenby/
Saundersfoot/
St Mary Out Liberty
	250
	Tenby
	345
	83
	428
	Tenby
	50 to 76
	All PCNP
	 
	49
	207
	60% Provision in PCNP
	 

	 
	 
	Saundersfoot
	0
	37
	37
	Saundersfoot
	13 to 19
	All PCNP
	 
	7
	0
	60% Provision in PCNP
	 

	 
	 
	New Hedges (part)
	30
	0
	30
	 
	 
	Almost all PCNP
	 
	 
	18
	60% Provision in PCNP
	 

	The Havens
	16
	Broad Haven
	18
	20
	38
	The Havens
	19
	All PCNP
	3
	10
	7
	50% Provision in PCNP
	3

	 
	 
	Little Haven
	0
	0
	0
	 
	 
	All PCNP
	 
	 
	0
	50% Provision in PCNP
	 

	 
	 
	Countryside
	 
	0
	0
	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	Totals
	759
	212
	971
	 
	 
	 
	19
	97
	415
	 
	53


Appendix 2 Planning Obligation Variants
	Site ID
	Location
	Site Name
	Number of Units
	Percentage of Affordable Housing
	Amount of Affordable Housing
	No Planning Obligation Residual with grant
	No Planning Obligation Residual without grant
	Planning Obligation on Market Residual with Grant
	Planning Obligation on Market Residual without grant
	Planning obligation on All Residual with grant
	Planning Obligation on All Residual without grant

	565
	Broad Haven
	Plot at Enfield Rd 
	2
	100
	2
	£12,000
	-£57,000
	£12,000
	-£57,000
	-£10,730
	-£79,730

	565
	Broad Haven
	Plot at Enfield Rd
	2
	50
	1
	£89,000
	£20,000
	£77,635
	£8,635
	£66,270
	-£2,730

	703
	Broad Haven
	Adjacent to Sandyke Lane
	3
	100
	3
	£17,000
	-£73,000
	£17,000
	-£73,000
	-£17,095
	-£107,095

	703
	Broad Haven
	Adjacent to Sandyke Lane
	3
	66
	2
	£85,000
	£40,000
	£73,635
	£28,635
	£50,905
	£5,905

	703
	Broad Haven
	Adjacent to Sandyke Lane
	3
	33
	1
	£140,000
	£95,000
	£117,270
	£72,270
	£105,905
	£60,905

	704
	Broad Haven
	Junction of Sandyke Rd & Millmoor Way
	5
	100
	5
	-£76,000
	-£187,000
	-£76,000
	-£187,000
	-£132,825
	-£243,825

	704
	Broad Haven
	Junction of Sandyke Rd & Millmoor Way
	5
	60
	3
	£198,000
	£87,000
	£175,270
	£64,270
	£141,175
	£30,175

	704
	Broad Haven
	Junction of Sandyke Rd & Millmoor Way
	5
	40
	2
	£253,000
	£142,000
	£218,905
	£107,905
	£196,175
	£85,175

	734
	Broad Haven
	South of Driftwood Close
	10
	100
	10
	£45,000
	-£297,000
	£45,000
	-£297,000
	-£68,650
	-£410,650

	734
	Broad Haven
	South of Driftwood Close
	10
	50
	5
	£356,000
	£199,000
	£299,175
	£142,175
	£242,350
	£85,350

	776
	Broad Haven
	north east of Marine Road
	20
	50
	10
	£1,158,000
	£859,000
	£1,044,350
	£745,350
	£930,700
	£631,700

	776
	Broad Haven1
	north east of Marine Road
	30
	43
	13
	£1,953,000
	£1,350,000
	£1,760,000
	£1,157,000
	£1,613,000
	£1,010,000

	776
	Broad Haven1
	north east of Marine Road
	35
	37
	13
	£2,478,000
	£1,856,000
	£2,228,000
	£1,606,000
	£2,081,000
	£1,459,000

	750
	Crymych
	Depot Site
	15
	100
	15
	£119,000
	-£455,000
	£119,000
	-£455,000
	-£51,475
	-£625,475

	382
	Dale
	Castle Way
	12
	80
	10
	£200,000
	-£111,000
	£177,270
	-£133,730
	£63,620
	-£247,380

	387
	Dinas Cross
	Opp Bay View Terrace
	6
	100
	6
	£22,000
	-£160,000
	£22,000
	-£160,000
	-£46,190
	-£228,190

	387
	Dinas Cross
	Opp Bay View Terrace
	12
	100
	12
	£150,000
	-£383,000
	£150,000
	-£383,000
	£13,000
	-£520,000

	387
	Dinas Cross
	Opp Bay View Terrace
	12
	75
	9
	£385,000
	£74,000
	£350,905
	£39,905
	£248,620
	-£62,380

	749
	Dinas Cross
	West of Playing Field
	6
	66
	4
	£246,000
	£135,000
	£223,270
	£112,270
	£177,810
	£66,810

	749
	Dinas Cross
	West of Playing Field
	6
	83
	5
	£39,000
	-£72,000
	£27,635
	-£83,365
	-£29,190
	-£140,190

	762
	Dinas Cross
	Bryn-y-Wawr
	2
	100
	2
	-£22,000
	-£67,000
	-£22,000
	-£67,000
	-£44,730
	-£89,730

	762
	Dinas Cross
	Bryn-y-Wawr
	2
	50
	1
	£65,000
	£20,000
	£53,635
	£8,635
	£42,270
	-£2,730

	412
	Felindre
	R/O Salutation Inn
	2
	100
	2
	£5,000
	-£93,000
	£5,000
	-£93,000
	-£17,730
	-£115,730

	412
	Felindre
	R/O Salutation Inn
	2
	50
	1
	£65,000
	£20,000
	£53,635
	£8,635
	£42,270
	-£2,730

	578
	Herbrandston
	Rear of Rook Cottage
	2
	100
	2
	£5,000
	-£93,000
	£5,000
	-£93,000
	-£17,730
	-£115,730

	578
	Herbrandston
	Rear of Rook Cottage
	2
	50
	1
	£62,000
	£17,000
	£50,635
	£5,635
	£39,270
	-£5,730

	732
	Herbrandston
	East of Herbrandston Hall
	12
	50
	6
	£799,000
	£454,000
	£730,810
	£385,810
	£662,620
	£317,620

	559
	Lawrenny
	Adj Home Farm
	30
	50
	15
	£1,353,000
	£869,000
	£1,182,525
	£698,525
	£1,012,050
	£528,050

	821
	Manorbier
	Green Grove
	5
	100
	5
	£80,000
	-£172,000
	£80,000
	-£172,000
	£23,175
	-£228,825

	821
	Manorbier
	Green Grove
	5
	40
	2
	£283,000
	£172,000
	£248,905
	£137,905
	£226,175
	£115,175

	821
	Manorbier
	Green Grove
	5
	60
	3
	£191,000
	£80,000
	£168,270
	£57,270
	£134,175
	£23,175

	730
	Manorbier
	Opposite Bush Terrace
	35
	50
	18
	£2,184,000
	£1,395,000
	£1,990,795
	£1,201,795
	£1,786,225
	£997,225

	848
	Manorbier Station
	Field opp Manorbier VC School
	19
	50
	10
	£1,323,000
	£886,000
	£1,220,715
	£783,715
	£1,107,065
	£670,065

	895
	Manorbier Station
	Land part of Buttylands
	15
	50
	8
	£838,000
	£475,000
	£758,445
	£395,445
	£667,525
	£304,525

	895
	Manorbier Station
	Land part of Buttylands
	15
	100
	15
	
	
	
	
	
	

	564
	Marloes
	Rear of Red Rails
	3
	100
	3
	£38,000
	-£81,000
	£38,000
	-£81,000
	£3,905
	-£115,095

	813
	New Hedges
	Rear of Cross Park
	30
	50
	15
	£2,047,000
	£1,450,000
	£1,876,525
	£1,279,525
	£1,706,050
	£1,109,050

	813
	New Hedges
	Rear of Cross Park
	30
	60
	18
	£1,765,000
	£1,025,000
	£1,628,620
	£888,620
	£1,424,050
	£684,050

	220
	Newport
	Caravan Park, Parrog Rd
	10
	100
	10
	£85,000
	-£326,000
	£85,000
	-£326,000
	-£28,650
	-£439,650

	220
	Newport
	Caravan Park, Parrog Rd
	10
	70
	7
	£351,000
	£74,000
	£316,905
	£39,905
	£237,350
	-£39,650

	609
	Newport
	East of Maes Curig
	5
	100
	5
	£19,000
	-£208,000
	£19,000
	-£208,000
	-£37,825
	-£264,825

	6091,2
	Newport
	East of Maes Curig
	5
	100
	5
	£53,000
(£115,000)
	-£155,000
(-£231,000)
	£53,000
(£115,000)
	-£155,000
(-£231,000)
	-£4,000
(£58,000)
	-£212,000
(-£288,000)

	609
	Newport
	East of Maes Curig
	5
	80
	4
	£103,000
	-£47,000
	£91,635
	-£58,365
	£46,175
	-£103,825

	609
	Newport
	East of Maes Curig, 
	5
	60
	3
	£175,000
	£77,000
	£152,270
	£54,270
	£118,175
	£20,175

	771
	Newport
	Enclosure 105, Parrog Road
	3
	100
	3
	£73,000
	-£113,000
	£73,000
	-£113,000
	£38,905
	-£147,095

	771
	Newport
	Enclosure 105, Parrog Road
	3
	66
	2
	£151,000
	£40,000
	£139,635
	£28,635
	£116,905
	£5,905

	824
	Newport
	South of Drwsynant, Feidr Eglwys
	4
	100
	4
	£59,000
	-£127,000
	£59,000
	-£127,000
	£13,540
	-£172,460

	824
	Newport
	South of Drwsynant, Feidr Eglwys
	4
	75
	3
	£137,000
	£26,000
	£125,635
	£14,635
	£91,540
	-£19,460

	825
	Newport
	North of Feidr Eglwys
	12
	50
	6
	£876,000
	£579,000
	£807,810
	£510,810
	£739,620
	£442,620

	825
	Newport
	North of Feidr Eglwys
	12
	67
	8
	£681,000
	£310,000
	£635,540
	£264,540
	£544,620
	£173,620

	825
	Newport
	North of Feidr Eglwys
	12
	75
	9
	£603,000
	£158,000
	£568,905
	£123,905
	£466,620
	£21,620

	8251,2
	Newport
	North of Feidr Eglwys
	12
	100
	12
	£153,000 (£320,000)
	-£404,000
(-£607,000)
	£153,000 (£320,000)
	-£404,000
(-£607,000)
	£17,000 (£184,000)
	-£540,000
(-£743,000)

	384
	Solva
	Adj Bro Dawel
	18
	50
	9
	£1,195,000
	£830,000
	£1,092,715
	£727,715
	£990,430
	£625,430

	3841,2
	Solva
	Adj Bro Dawel
	18
	100
	18
	£230,000 (£418,000)
	-£604,000
(-£910,000)
	£230,000 (£418,000)
	-£604,000 
(-£910,000)
	£25,000 (£276,000)
	-£809,000
(-£1,115,000)

	3841
	Solva
	Adj Bro Dawel
	18
	72
	11
	£691,000
	£92,000
	£634,000
	£35,000
	£487,000
	-£112,000

	597
	Solva
	Rear of Bro Dawel
	2
	100
	2
	£47,000
	-£89,000
	£47,000
	-£89,000
	£24,270
	-£111,730

	597
	Solva
	Rear of Bro Dawel
	2
	50
	1
	£89,000
	£20,000
	£77,635
	£8,635
	£66,270
	-£2,730

	736
	Solva
	North of Bro Dawel
	25
	50
	13
	£1,635,000
	£1,074,000
	£1,498,620
	£937,620
	£1,350,875
	£789,875

	792
	Solva
	Bank House, Whitchurch Lane
	12
	50
	6
	£689,000
	£369,000
	£620,810
	£300,810
	£552,620
	£232,620

	737
	St Davids
	West of Glasfryn Rd
	90
	50
	45
	£5,329,000
	£3,693,000
	£4,817,575
	£3,181,575
	£4,306,150
	£2,670,150

	789
	St Davids
	Adj Ysgol Bro Dewi, Nun St
	10
	100
	10
	£93,000
	-£271,000
	£93,000
	-£271,000
	-£20,650
	-£384,650

	789
	St Davids
	Adj Ysgol Bro Dewi, Nun St
	10
	50
	5
	£446,000
	£215,000
	£389,175
	£158,175
	£332,350
	£101,350

	733
	St Ishmaels
	Adj School
	46
	50
	23
	£3,016,000
	£2,147,000
	£2,754,605
	£1,885,605
	£2,493,210
	£1,624,210

	588
	Summerhill
	Land off Summerhill Park
	2
	100
	2
	£12,000
	-£57,000
	£12,000
	-£57,000
	-£10,730
	-£79,730

	588
	Summerhill
	Land off Summerhill Park
	2
	50
	1
	£89,000
	£20,000
	£77,635
	£8,635
	£66,270
	-£2,730

	377
	Tenby
	Brynhir
	168
	50
	84
	£10,458,000
	£7,816,000
	£9,503,340
	£6,861,340
	£8,548,680
	£5,906,680

	377
	Tenby
	Brynhir
	168
	60
	101
	£8,824,000
	£5,213,000
	£8,062,545
	£4,451,545
	£6,914,680
	£3,303,680

	723
	Tenby
	Former Cottage Hospital site
	10
	100
	10
	-£61,000
	-£353,000
	-£61,000
	-£353,000
	-£174,650
	-£466,650

	723
	Tenby
	Former Cottage Hospital site
	10
	60
	6
	£241,000
	£47,000
	£195,540
	£1,540
	£127,350
	-£66,650

	724
	Tenby
	Rectory Car Park
	50
	50
	25
	£1,878,000
	£1,173,000
	£1,593,875
	£888,875
	£1,309,750
	£604,750

	724
	Tenby
	Rectory Car Park
	50
	60
	30
	£1,553,000
	£556,000
	£1,325,700
	£328,700
	£984,750
	-£12,250

	727
	Tenby
	West of Narberth Rd,
	25
	50
	13
	£1,477,000
	£1,038,000
	£1,340,620
	£901,620
	£1,192,875
	£753,875

	727
	Tenby
	West of Narberth Rd
	25
	60
	15
	£1,352,000
	£757,000
	£1,238,350
	£643,350
	£1,067,875
	£472,875

	752
	Tenby
	Butts field
	80
	50
	40
	£2,269,000
	£1,075,000
	£1,814,400
	£620,400
	£1,359,800
	£165,800

	752
	Tenby
	Butts field 
	80
	60
	48
	£1,777,000
	£255,000
	£1,413,320
	-£108,680
	£867,800
	-£654,200

	760
	Tenby
	Reservoir Site
	12
	50
	6
	£698,000
	£520,000
	£629,810
	£451,810
	£561,620
	£383,620

	760
	Tenby
	Reservoir Site
	12
	60
	7
	£623,000
	£378,000
	£566,175
	£321,175
	£486,620
	£241,620

	605
	Trefin
	Adj Sports Ground
	3
	100
	3
	£38,000
	-£81,000
	£38,000
	-£81,000
	£3,905
	-£115,095

	605
	Trefin
	Adj Sports Ground
	3
	67
	2
	£76,000
	£31,000
	£64,635
	£19,635
	£41,905
	-£3,095

	605
	Trefin
	Adj Sports Ground
	3
	33
	1
	£131,000
	£64,000
	£108,270
	£41,270
	£96,905
	£29,905

	738
	Trefin
	North of Heol Crwys
	15
	50
	8
	£756,000
	£406,000
	£676,445
	£326,445
	£585,525
	£235,525

	739
	Trefin
	North of North End
	4
	100
	4
	£59,000
	-£127,000
	£59,000
	-£127,000
	£13,540
	-£172,460

	739
	Trefin
	North of North End
	4
	50
	2
	£171,000
	£60,000
	£148,270
	£37,270
	£125,540
	£14,540


Notes for this table
1 These analyses are based on the default development mix used in the Three Dragons model (based on the characteristics of past developments in Pembrokeshire). Other analyses in the table use a custom development mix based on the pattern of need (in terms of dwelling size) in the area and the characteristics of past developments in Pembrokeshire. The effect of this is likely to be a small reduction in the calculated residual (i.e. an under estimate of the viability).

2 Residual values in this table have generally been calculated on the basis of a three fifths: two fifths split within the affordable housing element between social rented and Low Cost Home Ownership tenures. The figures in brackets for this analysis have been calculated on the basis that all affordable units are for social rent.
Appendix 3 Market Price Variants

	Site ID
	 
	Site name
	Number of units
	Percent affordable
	Amount of Affordable 
	SHG
	Market value as % of Jan 2008 values 100
	Market value as % of Jan 2008 values 
90
	Market value as % of Jan 2008 values 
80
	Market value as % of Jan 2008 values 
70

	704
	Broad Haven
	Junction of Sandyke Rd & Millmoor Way
	5
	60
	3
	No
	£64,000 (£87,000)
	£32,000 (£55,000)
	-£1,000 (£22,000)
	(-£10,000)

	
	
	
	
	
	
	Yes
	£175,000
	£143,000
	£110,000
	£78,000

	734
	Broad Haven
	South of Driftwood Close
	10
	50
	5
	No
	£142,000 (£199,000)
	£69,000 (£126,000)
	-£5,000 (£52,000)
	(-£21,000)

	
	
	
	
	
	
	Yes
	£299,000
	£226,000
	£152,000
	£79,000

	7762
	Broad Haven
	north east of Marine Road
	20
	50
	10
	No
	£745,000
(£859,000)
	£508,000
	£269,000
	£31,000

	
	
	
	
	
	
	Yes
	£1,044,000
(£1,158,000)
	£807,000
	£568,000
	£330,000

	7761,2
	Broad Haven
	north east of Marine Road
	30
	43
	13
	No
	£1,157,000 (£1,350,000)
	£773,000 (£966,000)
	
	

	
	
	
	
	
	
	Yes
	£1,760,000
	£1,376,000
	£992,000
	

	7761,2
	Broad Haven
	north east of Marine Road
	35
	37
	13
	No
	£1,606,000 (£1,856,000)
	£1,111,000 (£1,361,000)
	£616,000 (£866,000)
	

	
	
	
	
	
	
	Yes
	£2,228,000
	£1,733,000
	£1,238,000
	£744,000

	382
	Dale
	Castle Way
	12
	80
	10
	No
	-£134,000
	
	
	

	
	
	
	
	
	
	Yes
	£177,000
	£141,000
	£106,000
	£70,000

	387
	Dinas Cross
	Opp Bay View Terrace
	12
	75
	9
	No
	£40,000 (£74,000)
	-£20,000 (£15,000)
	(-£46,000)
	

	
	
	
	
	
	
	Yes
	£351,000 (£385,000)
	£291,000 (£325,000)
	£231,000 (£265,000)
	£171,000 (£205,000)

	749
	Dinas Cross
	West of Playing Field
	6
	83
	5
	No
	-£83,000 
(-£72,000)
	
	
	

	
	
	
	
	
	
	Yes
	£28,000
(£39,000)
	£8,000
(£19,000)
	-£12,000
(-£1,000)
	

	732
	Herbrandston
	East of Herbrandston Hall
	12
	50
	6
	No
	£385,000
	£243,000
	£102,000
	-£40,000

	
	
	
	
	
	
	Yes
	£731,000
	£588,000
	£447,000
	£305,000

	559
	Lawrenny
	Adj Home Farm
	30
	50
	15
	No
	£698,000
	£394,000
	£91,000
	-£212,000

	
	
	
	
	
	
	Yes
	
	
	
	

	821
	Manorbier
	Green Grove
	5
	60
	3
	No
	£57,000 (£80,000)
	£25,000 (£48,000)
	-£7,000 (£16,000)
	

	
	
	
	
	
	
	Yes
	£168,000
	£136,000
	£104,000
	£72,000

	730
	Manorbier
	Opposite Bush Terrace
	35
	50
	18
	No
	£1,202,000
	£792,000
	£382,000
	-£28,000

	
	
	
	
	
	
	Yes
	
	
	
	

	848
	Manorbier Station
	Field opp Manorbier VC School
	19
	50
	10
	No
	£784,000
	£555,000
	£327,000
	£99,000

	
	
	
	
	
	
	Yes
	
	
	
	

	895
	Manorbier Station
	Land part of Buttylands
	15
	50
	8
	No
	£395,000
	£268,000
	£141,000
	£16,000

	
	
	
	
	
	
	Yes
	
	
	
	

	813
	New Hedges
	Rear of Cross Park
	30
	60
	18
	No
	£888,000
	£587,000
	£287,000
	-£13,000

	
	
	
	
	
	
	Yes
	£1,628,000
	£1,327,000
	£1,027,000
	£727,000

	220
	Newport
	Caravan Park, Parrog Rd
	10
	70
	7
	No
	£40,000
(£74,000)
	-£13,000
(£21,000)
	 
	 

	
	
	
	
	
	
	Yes
	£317,000
(£351,000)
	£264,000
(£398,000)
	£211,000 (£245,000)
	£158,000 (£192,000)

	609
	Newport
	East of Maes Curig
	5
	80
	4
	No
	-£47,000
(-£36,000)
	 
	 
	 

	
	
	
	
	
	
	Yes
	£103,000
	£78,000
	£54,000
	£30,000

	825
	Newport
	North of Feidr Eglwys
	12
	67
	8
	No
	£264,000
	£158,000
	£49,000
	-£58,000

	
	
	
	
	
	
	Yes
	£635,000
	£529,000
	£420,000
	£313,000

	384
	Solva
	Adj Bro Dawel
	18
	50
	9
	No
	£727,000
	£493,000
	£260,000
	£27,000

	
	
	
	
	
	
	Yes
	£1,092,000
	£858,000
	£625,000
	£392,000

	792
	Solva
	Bank House, Whitchurch Lane
	12
	50
	6
	No
	£301,000
	£176,000
	£52,000
	-£72,000

	
	
	
	
	
	
	Yes
	£601,000
	£496,000
	£372,000
	£248,000

	737
	St Davids
	West of Glasfryn Rd
	90
	50
	45
	No
	£3,181,000
	£2,139,000
	£1,097,000
	£54,000

	
	
	
	
	
	
	Yes
	£4,817,000
	£3,775,000
	£2,733,000
	£1,690,000

	789
	St Davids
	Adj Ysgol Bro Dewi, Nun St
	10
	50
	5
	No
	£158,000 (£215,000)
	£87,000 (£144,000)
	£15,000 (£72,000)
	-£57,000 (£0)

	
	
	
	
	
	
	Yes
	£389,000
	£318,000
	£246,000
	£174,000

	733
	St Ishmaels
	Adj School
	46
	50
	23
	No
	£1,885,000
	£1,306,000
	£728,000
	£149,000

	
	
	
	
	
	
	Yes
	£2,754,000
	£2,175,000
	£1,597,000
	£1,018,000

	377
	Tenby
	Brynhir
	168
	60
	101
	No
	£4,452,000
	£2,762,000
	£1,072,000
	-£617,000

	
	
	
	
	
	
	Yes
	£8,063,000
	£6,373,000
	£4,683,000
	£2,994,000

	723
	Tenby
	Former Cottage Hospital site
	10
	60
	6
	No
	£1,000
(£46,000)
	-£58,000
(-£12,000)
	
	

	
	
	
	
	
	
	Yes
	£195,000
	£136,000
	£77,000
	£17,000

	724
	Tenby
	Rectory Car Park
	50
	60
	30
	No
	£329,000
(£556,300)
	-£6,000
(£221,000)
	(-£114,000)
	

	
	
	
	
	
	
	Yes
	£1,326,000
	£991,000
	£656,000
	£322,000

	727
	Tenby
	West of Narberth Rd
	25
	60
	15
	No
	£643,000
	£385,000
	£126,000
	-£133,000

	
	
	
	
	
	
	Yes
	£1,238,000
	£980,000
	£721,000
	£462,000

	752
	Tenby
	Butts field
	80
	60
	48
	No
	-£108,000
(£256,000)
	(-£196,000) 
	 
	 

	
	
	
	
	
	
	Yes
	£1,413,000
	£962,000
	£511,000
	£60,000

	760
	Tenby
	Reservoir Site
	12
	60
	7
	No
	£322,000
	£211,000
	£100,000
	-£11,000

	
	
	
	
	
	
	Yes
	£567,000
	£456,000
	£345,000
	£234,000

	738
	Trefin
	North of Heol Crwys 
	15
	50
	8
	No
	£326,000
(£406,000)
	£169,000 (£249,000)
	£11,000 (£91,000)
	-£146,000 (-£66,000)

	
	
	
	
	
	
	Yes
	£676,000
	£519,000
	£361,000
	£204,000


Notes for this table:

Ecohomes 'Excellent' environmental standard and Planning Obligations amounting to £11,365 for each market dwelling has been assumed. Figures in brackets are the estimated residual if no Planning Obligations are imposed.
1 These analyses are based on the default development mix used in the Three Dragons model (based on the characteristics of past developments in Pembrokeshire). Other analyses in the table use a hypothetical development based on the pattern of need (in terms of dwelling size) in the area and the characteristics of past developments in Pembrokeshire. The effect of this is likely to be a small reduction in the calculated residual (i.e. an under estimate of the viability).

2 Access to this site will involve highway works extra to what would be expected of a site of this nature estimated to cost around £1,000,000. Therefore to indicate viability the scheme must return a residual value representing an appropriate purchase price for the land plus £1,000,000 to fund the highway works.
Appendix 4: Land Supply at 31 March 2007 (New for the update Nov 09)
	SiteID
	Site Name
	Affordable
	Market

	Tier 2 Local Service and Tourism Centres 
	 
	 

	Tenby
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000003
	Barrie Cottage, Lower Frog St
	 
	1

	ST000007
	Picton House & Cobra House, Upper Frog St
	 
	4

	ST000047
	Tall Ships Hotel
	 
	5

	ST000083
	Land Adjacent to Kingswood, Northcliffe
	 
	5

	ST000086
	Land to rear of Coach House, Narberth Rd
	 
	2

	ST000109
	Pantiles, Narberth Rd
	 
	1

	ST000124
	Rear of Heywood House, Heywood Lane
	 
	1

	ST000162
	The Gables, Heywood Lane
	 
	1

	ST000163
	Haytor Gardens, Narberth Rd
	 
	3

	ST000243
	York House, Tudor Square
	 
	3

	ST000285
	Coburg Garage Site, Upper Frog Street
	 
	12

	ST000293
	Greenwood Lodge
	 
	1

	ST000295
	Park Rd Garage, Upper Park Rd
	 
	2

	ST000296
	The Old Garages, Heywood Lane
	4
	 

	ST000307
	Greenhill Avenue Garage
	 
	1

	ST000316
	Scout & Guide Hall, Warren St
	 
	6

	ST000318
	Paragon House/Swn-y-Don
	 
	5

	ST000325
	37 Victoria Street
	 
	5

	ST000326
	7 High Street
	 
	2

	ST000327
	Ocean Hotel, The Norton
	 
	1

	ST000328
	Guildhall & Glendower House
	 
	19

	ST000334
	Four Seasons, Upper Park Road
	 
	1

	ST000353
	Maxines Salon, 15 Warren St
	 
	1

	 
	Total permitted units for Tenby
	4
	82

	Allocations in LDP
	 
	 
	 

	HA377
	Bryn Hir
	101
	67

	HA723
	Former cottage Hospital Site  
	6
	4

	HA724
	Rectory Car Park  
	30
	20

	HA727
	West of Narberth Road  
	15
	10

	HA752
	Butts Field Car park, Tenby  
	48
	32

	HA760
	Reservoir Site, Tenby  
	7
	5

	MA706
	Upper Park Road, Tenby
	2
	2

	MA707
	White Lion St/Deer Park, Tenby
	44
	30

	MA710
	Sergeants Lane, Tenby
	3
	2

	 
	Total allocated units for Tenby
	207
	138

	 
	Total potential units for Tenby
	211
	220

	 
	 
	 
	 

	Tier 3 Local Centres
	 
	 
	 

	Crymych
	 
	 
	 

	Allocations in LDP
	 
	 
	 

	HA750
	Depot Site
	15
	0

	 
	Total allocated units for Crymych
	15
	0

	 
	Total potential units for Crymych
	15
	0

	Newport
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000028
	Land at East St
	 
	1

	ST000253
	Land to the rear of The Royal Oak
	13
	 

	ST000341
	The Stores, East Street
	 
	1

	 
	Total permitted units for Newport
	13
	2

	Allocations in LDP
	 
	 
	 

	HA220
	Caravan Park off Parrog Road
	7
	3

	HA609
	East of Maes Curig
	4
	1

	HA825
	North of Feidr Eglwys
	8
	4

	MA232
	Land adjacent to the Business Park, Feidr Pen y Bont
	0
	6

	 
	Total allocated units for Newport
	19
	14

	Other sites identified a suitable for development
	 
	 

	771
	Enclosure 105, Parrog Rd
	2
	1

	824
	South of Drwsynant, Feidr Eglwys, Newport
	3
	1

	 
	Total other units for Newport
	5
	2

	 
	Total potential units for Newport
	37
	18

	Saundersfoot
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000010
	Land adjoining 1 Hillside Cottages, Sandyhill Rd
	 
	1

	ST000032
	Plot adj 2 Frances Cottages, Sandyhill Rd
	 
	1

	ST000046
	Rhodewood House Hotel, St Brides Hill
	 
	36

	ST000101
	The Incline
	 
	16

	ST000161
	1 Rosemount, The Ridgeway
	 
	1

	ST000169
	Garden adjoining Pinewood, Bevelin Lane
	 
	1

	ST000170
	Adj to Holly House, Broadfield Hill
	 
	1

	ST000172
	South of Stammers rock
	 
	1

	ST000250
	Cambrian Hotel, Cambrian Terrace
	 
	16

	ST000263
	Cwm Clyd, The Glen
	 
	1

	ST000291
	Land at Gorse Hill, Sandyhill Park
	 
	3

	 
	Total permitted units for Saundersfoot
	0
	78

	Allocations in LDP
	 
	 
	 

	MA777
	Rear of Cambrian Hotel, Saundersfoot
	7
	30

	 
	Total allocated units for Saundersfoot
	7
	30

	 
	Total potential units for Saundersfoot
	7
	108

	St Davids
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000073
	North of Twr-y-Felin
	 
	9

	ST000132
	Stable Yard, New St
	 
	2

	ST000197
	Adj to Fairfields
	 
	1

	ST000281
	The Granary, Goat St
	 
	1

	ST000308
	GWLA Concrete Works, Nun St
	 
	1

	ST000321
	2 High St
	 
	1

	ST000336
	Adj Millers Cottage, Felinwynt
	 
	1

	 
	Total permitted units for St Davids
	0
	16

	Allocations in LDP
	 
	 
	 

	HA385
	North of Twr-y-Felin
	0
	13

	HA737
	St Davids West Glasfryn Road
	45
	45

	HA789
	Adj Ysgol Bro Dewi, Nun
	5
	5

	MA746
	Between Glasfryn Road and Millard Park, St Davids
	0
	5

	 
	Total allocated units for St Davids
	50
	68

	 
	Total potential units for St Davids
	50
	84

	 
	 
	 
	 

	Tier 4 Rural Centres
	 
	 
	 

	Angle
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000254
	Old Bake House
	 
	1

	ST000286
	Land at Whitehall
	 
	2

	ST000303
	Plot adj to 35 Angle
	 
	1

	 
	Total permitted units for Angle
	0
	4

	 
	Total potential units for Angle
	0
	4

	Bosherston
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000087
	Land off Back Lane
	 
	1

	 
	Total permitted units for Bosherston
	0
	1

	 
	Total potential units for Bosherston
	0
	1

	Broad Haven
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000188
	Land Adj to Millmoor Farm House, Millmoor Way
	 
	1

	ST000347
	9 Millmoor Way
	 
	1

	 
	Total permitted units for Broad Haven
	0
	2

	Allocations in LDP
	 
	 
	 

	HA704
	Junction of Sandyke Road and Millmoor Way
	3
	2

	HA734
	South of Driftwood Close
	4
	4

	MA776
	Land at Broad Haven north east of Marine Road
	10
	10

	 
	Total allocated units for Broad Haven
	17
	16

	Other sites identified a suitable for development
	
	

	565
	Plot at Enfield Road
	1
	1

	703
	Adjacent to Sandyke Lane
	1
	2

	 
	Total other units for Broad Haven
	2
	3

	 
	Total potential units for Broad Haven
	19
	21

	Cosheston
	 
	 
	 

	ST000238
	1 Lane Head
	 
	1

	 
	Total permitted units for Cosheston
	0
	1

	 
	Total potential units for Cosheston
	0
	1

	Dale
	 
	 
	 

	Allocations in LDP
	 
	 
	 

	HA382
	Castle Way
	10
	2

	 
	Total allocated units for Dale
	10
	2

	Other sites identified a suitable for development
	 
	 

	758
	Dale School
	0
	1

	 
	Total other units for Dale
	0
	1

	 
	Total potential units for Dale
	10
	3

	Dinas Cross
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000151
	Cae Tabor
	 
	1

	ST000207
	Tangnefedd, Brynhenllan
	 
	1

	ST000208
	OS5001, Aj to Maes y Ffynnon
	 
	1

	ST000209
	Adj to West End
	 
	1

	ST000230
	Fishermans Cottage, Brynhenllan
	 
	1

	 
	Total permitted units for Dinas Cross
	0
	5

	Allocations in LDP
	 
	 
	 

	HA387
	Opposite Bay View Terrace
	9
	3

	HA749
	West of Playing Field
	5
	1

	 
	Total allocated units for Dinas Cross
	14
	4

	Other sites identified a suitable for development
	 
	 

	762
	Bryn-y-Wawr, Dinas Cross
	1
	1

	 
	Total other units for Dinas Cross
	1
	1

	 
	Total potential units for Dinas Cross
	15
	10

	Felindre Farchog
	 
	 
	 

	Other sites identified a suitable for development
	 
	 

	412
	r/o Salutation Inn, Felindre Farchog
	1
	1

	 
	Total other units for Felindre Farchog
	1
	1

	 
	Total potential units for Felindre Farchog
	1
	1

	Herbrandston
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000072
	Rear of the Sir Benfro Hotel
	3
	9

	ST000239
	Plot North of Fold Cottage
	 
	1

	 
	Total permitted units for Herbrandston
	3
	10

	Allocations in LDP
	 
	 
	 

	HA732
	East of Herbrandston Hall
	6
	6

	 
	Total allocated units for Herbrandston
	6
	6

	Other sites identified a suitable for development
	 
	 

	578
	Rear of Rook Cottage, Herbrandston
	1
	1

	 
	Total other units for Herbrandston
	1
	1

	 
	Total potential units for Herbrandston
	10
	17

	Hook
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000018
	New Anchor Public House
	 
	1

	 
	Total permitted units for Hook
	0
	1

	 
	Total potential units for Hook
	0
	1

	Jameston
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000035
	Elm House
	 
	1

	ST000079
	Land to Rear of Bush Terrace
	 
	2

	 
	Total permitted units for Jameston
	0
	3

	Allocations in LDP
	 
	 
	 

	HA436
	North of Landway Farm
	1
	6

	HA730
	Opposite Bush Terrace
	18
	17

	HA821
	Green Grove
	3
	2

	 
	Total allocated units for Jameston
	22
	25

	 
	Total potential units for Jameston
	22
	28

	Lawrenny
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000149
	Home Farm / Stableyard
	 
	4

	 
	Total permitted units for Lawrenny
	0
	4

	Allocations in LDP
	 
	 
	 

	HA559
	Adjacent Home Farm
	15
	15

	 
	Total allocated units for Lawrenny
	15
	15

	 
	Total potential units for Lawrenny
	0
	19

	Little Haven
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000042
	Garage at Manor House
	 
	1

	ST000190
	13 Wesley Rd
	 
	1

	ST000251
	Old Waterloo
	 
	1

	ST000356
	Burton House
	 
	1

	 
	Total permitted units for Little Haven
	0
	4

	 
	Total potential units for Little Haven
	0
	4

	Manorbier
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000100
	Between Gray Avenue and Hounsel Avenue
	3
	 

	ST000332
	Windy Ridge Farm
	 
	1

	 
	Total permitted units for Manorbier
	3
	1

	 
	Total potential units for Manorbier
	3
	1

	Manorbier Station
	 
	 
	 

	Allocations in LDP
	 
	 
	 

	HA848
	Field opp Manorbier VC School
	10
	9

	MA895
	Land part of Buttylands, Manorbier Station
	8
	7

	 
	Total allocated units for Manorbier Station
	18
	16

	 
	Total potential units for Manorbier Station
	18
	16

	Marloes
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000021
	The Haggard, Red Rails
	 
	1

	ST000115
	Clock House
	 
	1

	ST000179
	The Greens
	 
	2

	ST000182
	Opposite Old Post Office
	 
	1

	ST000183
	Square Farm (OS 0349)
	 
	1

	ST000279
	Adjacent to Stayawhile
	 
	1

	ST000343
	West End Bungalow
	 
	1

	 
	Total permitted units for Marloes
	0
	8

	Other sites identified a suitable for development
	 
	 

	564
	Rear of Red Rails
	1
	2

	 
	Total other units for Marloes
	1
	2

	 
	Total potential units for Marloes
	1
	10

	New Hedges
	 
	 
	 

	Allocations in LDP
	 
	 
	 

	HA813
	Rear of Cross Park
	18
	12

	 
	Total allocated units for New Hedges
	18
	12

	 
	Total potential units for New Hedges
	18
	12

	Roch
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000022
	Land adj to the Victoria Inn
	 
	1

	 
	Total permitted units for Roch
	0
	1

	 
	Total potential units for Roch
	0
	1

	Solva
	 
	 
	 

	Permitted units
	 
	 
	 

	ST000085
	Ynys Dawel
	 
	7

	ST000138
	Adj to 5 Panteg Rd
	 
	1

	 
	Total permitted units for Solva
	0
	8

	Allocations in LDP
	 
	 
	 

	HA384
	Adjacent to Bro Dawel
	9
	9

	HA792
	Bank House, Whitchurch Lane
	6
	6

	 
	Total allocated units for Solva
	15
	15

	Other sites identified a suitable for development
	 
	 

	597
	Land to the rear of Bro Dawel Estate
	1
	1

	 
	Total other units for Solva
	1
	1

	 
	Total potential units for Solva
	16
	24

	St Ishmael's
	 
	 
	 

	ST000117
	Adjoining 22 Trewarren Rd
	 
	1

	ST000180
	Land North of Burgage Green Close
	 
	1

	ST000277
	North Hall Estate
	 
	1

	 
	Total permitted units for St Ishmaels
	0
	3

	Allocations in LDP
	 
	 
	 

	MA733
	 Adjacent to School, St Ishmaels  
	23
	23

	 
	Total allocated units for St Ishmaels
	23
	23

	Other sites identified a suitable for development
	 
	 

	381
	Land North of Burgage Green Close
	1
	2

	 
	Total other units for St Ishmaels
	1
	2

	 
	Total potential units for St Ishmaels
	24
	28

	Summerhill
	 
	 
	 

	ST000173
	Morgans Way
	 
	1

	 
	Total permitted units for Summerhill
	0
	1

	Other sites identified a suitable for development
	 
	 

	588
	Land off Summerhill Park, Summerhill
	1
	1

	 
	Total other units for Summerhill
	1
	1

	 
	Total potential units for Summerhill
	1
	2

	Trefin
	 
	 
	 

	ST000050
	The Old Boathouse at Cranog, Fford Abercastle
	 
	1

	ST000345
	Land at Fford Abercastle
	 
	1

	 
	Total permitted units for Trefin
	0
	2

	Allocations in LDP
	 
	 
	 

	 HA738  
	 North of Heol Crwys  
	8
	7

	 
	Total allocated units for Trefin
	8
	7

	Other sites identified a suitable for development
	 
	 

	605
	Adjacent to the sports ground, Trefin
	1
	2

	739
	North of North End, Trefin
	2
	2

	 
	Total other units for Trefin
	3
	4

	 
	Total potential units for Trefin
	11
	13

	 
	 
	 
	 

	Tier 5 Countryside
	 
	 
	 

	ST000001
	Tyrch Quarry
	 
	1

	ST000009
	Court Farm
	 
	1

	ST000017
	Blockett Farm, Blockett Lane
	 
	5

	ST000038
	Trellwyn
	 
	1

	ST000040
	Giltar Grove
	 
	1

	ST000041
	Mirianog Ganol
	 
	1

	ST000044
	Bangeston Hall
	 
	1

	ST000048
	Cilau East
	 
	1

	ST000059
	Haroldston Hall
	 
	1

	ST000069
	West Trewent Farm
	 
	3

	ST000078
	Maenygroes, College Square
	 
	1

	ST000088
	Land west of Devon Court
	 
	4

	ST000089
	Whitlow Farm
	 
	2

	ST000091
	Old Farm
	 
	1

	ST000095
	Plot adjacent to Woodside
	 
	1

	ST000097
	Ceann Mara
	 
	1

	ST000098
	Hodgeston Farm
	 
	2

	ST000118
	Portclew
	 
	2

	ST000128
	Yr Hafan
	 
	1

	ST000139
	Between 17 & 25 Prendergast
	 
	2

	ST000147
	Part OS 7059
	 
	1

	ST000158
	Stable Block, Haroldston Hall
	 
	1

	ST000167
	Derelict Chapel
	 
	1

	ST000177
	Upper Millars Park
	 
	1

	ST000185
	The Orchard, Edwards Pill
	 
	1

	ST000187
	Coastguard Hut, Trafalgar Rd.
	 
	1

	ST000192
	Outbuildings adjoining Burnside
	 
	1

	ST000195
	North Nolton Farm
	 
	1

	ST000199
	The Garage, Rhodiad
	 
	1

	ST000205
	Part OS0975, Carnhedryn
	 
	1

	ST000206
	Carn Nwchwn Farm
	 
	3

	ST000210
	The Old Mill
	 
	1

	ST000211
	Bryn Awelon
	 
	1

	ST000212
	Tycanol
	 
	1

	ST000218
	Land Adj to The Court
	 
	1

	ST000219
	Ynys Fach Cottage, Ynys Fach
	 
	1

	ST000220
	Pen Fron
	 
	1

	ST000226
	Butterhill Farm
	 
	4

	ST000231
	Sychpant
	 
	1

	ST000233
	Neath Farm
	 
	4

	ST000237
	Ysgubor Wen
	 
	1

	ST000241
	Upper Boulston
	 
	1

	ST000244
	Ty Cornel, Cilgwyn Rd
	 
	1

	ST000246
	Dan y Garn
	 
	1

	ST000257
	Glasfryn Farm
	 
	1

	ST000259
	Stanley Arms
	 
	1

	ST000264
	Treferfyn, Berea
	 
	2

	ST000265
	Rue de Ramleh
	 
	1

	ST000273
	Fopston Farm
	 
	1

	ST000275
	Big House
	 
	3

	ST000276
	Ty Isaf
	 
	1

	ST000278
	Rear of Capel Bach
	 
	1

	ST000284
	Plot at Greenham
	 
	1

	ST000289
	Old Rectory
	 
	1

	ST000294
	Talbenny Hall Farm
	 
	1

	ST000297
	Matchbox
	 
	1

	ST000299
	Land adjoining Pantiles
	 
	1

	ST000300
	Snailston Farmhouse
	 
	1

	ST000301
	Land to rear of Caeglas & Llygod-yr-haul
	 
	5

	ST000305
	Tresinwen
	 
	1

	ST000306
	Little Marloes Farmhouse
	 
	1

	ST000309
	East Hook Farm
	 
	1

	ST000310
	Boulston Manor
	 
	5

	ST000311
	Adj 6 Bryn Deri
	2
	 

	ST000313
	Hasguard Farm
	 
	2

	ST000317
	Adj Monk's Garth
	 
	1

	ST000319
	Barn Cottage
	 
	1

	ST000322
	Keepers Lodge
	 
	1

	ST000323
	Bank Farm
	 
	3

	ST000324
	Old pumping station, Marsh Road
	 
	6

	ST000329
	Norchard Barns
	 
	1

	ST000331
	Picton Home Farm
	 
	8

	ST000340
	Adj to Thika
	 
	1

	ST000342
	Caermedris Farm
	 
	2

	ST000344
	Rear of Gethsemane
	 
	1

	ST000346
	Garden of Quarry Cottage
	 
	1

	ST000348
	Penrhyn Farm
	 
	1

	ST000349
	Garn Farm
	 
	1

	ST000351
	Clegyr Isaf
	 
	1

	ST000352
	Cilfair (Formerly St Marys Church), Cilgwyn
	 
	1

	
	Total permitted units in the countryside
	2
	127

	Other sites identified a suitable for development
	
	

	803
	Agricultural building at Newton Court Farm, Manorbier Newton
	
	1

	834
	Land adj Egerton House, New Wells Road, Hill Mountain
	
	1

	807
	Manor Farm farm yard, Lydstep
	
	1

	838
	Nolton Haven URC, Nolton Haven
	
	1

	
	Total other units in the Countryside
	
	4

	
	Total potential units in the Countryside
	2
	133


Appendix 5: Windfall sites (New for the update Nov 09)
Pembrokeshire Coast National Park Authority monitors residential development land in the National Park. Planning permissions for all new sites and any permissions relevant to sites already in the database (e.g. renewals or changes in design) are added to the database, and the development status of sites is monitored by an annual programme of site visits at the end of March.

This database allows the identification of dwelling units added to the database in any given time period, either as new sites or as extensions to existing sites. The number of new units which were not specifically identified for development
 in previous Plans (Local Plan and Unitary Development Plan) and added to the database (granted planning permission) each year between April 2003 and March 2008 is shown in Table 1a. 
Table 1a

	Year
	Number of units added to supply

	2003-04
	81

	2004-05
	131

	2005-06
	114

	2006-07
	46

	2007-08
	70


Considerable effort has gone into identifying potential allocation sites for the Local Development Plan and it is likely that some of the units in Table 1a would have been allocated in the Local Development Plan. Table 1b shows a more likely picture of the number of windfall units that would have arisen during that period using the Local Development Plan approach to identifying sites for development. It should also be noted that the Joint Unitary Development Plan for Pembrokeshire, adopted in June 2006, contains a policy restricting the use of converted buildings outside settlements to employment related uses (e.g. holiday letting). This is likely to have reduced the number of units added to the database in the years 2006-07 and 2007-08.

Table 1b
	Year
	Number of units added not likely to have been identified through LDP process

	2003-04
	75

	2004-05
	131

	2005-06
	84

	2006-07
	46

	2007-08
	33


It is reasonable to assume that a number of such unforeseen development opportunities will continue to arise each year. It is also reasonable to assume that as there are a limited number of large gardens, infill plots, hotels, barns etc in the National Park, the number arising each year will decline over time. The number of units added per year can be plotted and a curve fitted to the data in Microsoft Excel to extrapolate the number of units likely to be added for each year until 2021. Three possible types of curve have been used, a (natural) logarithmic curve, an exponential curve, and a polynomial curve. These three curves and the data for 2003 to 2008 are plotted in chart 1. The equations, RMSE
 and predictions for the number of units are shown in table 2.
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Chart 1

Table 2
	Curve type
	Logarithmic
	Exponential
	Polynomial

	Equation
	y = -33.024Ln(x) + 105.42
	y = 147.86e-0.2689x
	y = 110.95x-0.5424

	RMSE of predicted numbers 2003-08
	28.47
	27.61
	31.74

	Predicted number of units

	2003-04
	105
	113
	111

	2004-05
	83
	86
	76

	2005-06
	69
	66
	61

	2006-07
	60
	50
	52

	2007-08
	52
	39
	46

	2008-09
	46
	29
	42

	2009-10
	41
	23
	39

	2010-11
	37
	17
	36

	2011-12
	33
	13
	34

	2012-13
	29
	10
	32

	2013-14
	26
	8
	30

	2014-15
	23
	6
	29

	2015-16
	21
	4
	28

	2016-17
	18
	3
	27

	2017-18
	16
	3
	26

	2018-19
	14
	2
	25

	2019-20
	12
	2
	24

	2020-21
	10
	1
	23

	Total 2008-21
	326
	121
	395


Clearly the number of windfalls predicted to 2021 varies widely with the curve used for the prediction. As to which curve is best, all have similar performance in predicting the numbers 2003-08, and that performance is relatively poor due to the high variability in the observed data. There are also other reasons none are ideal. An exponential curve raised to a negative power will decay towards zero (though it will never get there). This results in the curve predicting a very low number of windfalls in the latter years of the period, it seems unlikely that the numbers would ever become this low, at least not for several consecutive years. The logarithmic curve will produce negative values as the number of years increases (predicting -1 by 2027-28). The number of windfalls will be an integer greater than or equal to zero, so that the logarithmic equation predicts negative values raises questions over its value as a predictor. The polynomial curve performs least well at predicting the windfalls and the numbers of windfalls seem implausibly high. It is likely that the true out-turn of windfalls will be somewhere between that predicted by the logarithmic and exponential curves giving 200 to 250 units in the years 2008 to 2021. Table 3 below indicates the numbers of units to be delivered if those numbers are to be achieved so the plausibility of the prediction can be assessed.

Table 3: required annual numbers for a given total over the years 2008 to 2021

	Year
	200 units 2008-2021
	250 units 2008-2021

	2008-09
	25
	30

	2009-10
	22
	27

	2010-11
	20
	24

	2011-12
	18
	22

	2012-13
	16
	20

	2013-14
	15
	19

	2014-15
	14
	18

	2015-16
	13
	17

	2016-17
	12
	16

	2017-18
	12
	15

	2018-19
	11
	14

	2019-20
	11
	14

	2020-21
	10
	13


Appendix 6 Newly Arising Need (new for Nov 09 update)
Introduction: The Local Housing Market Assessment for Pembrokeshire attempted to estimate year on year newly arising need for affordable housing by using population projections and income data to estimate the number of newly forming households that would not be able to meet their housing needs in the open market, and additions to the housing register in the year prior to the assessment as an estimate of existing households falling into need. This gave rise to very high figures for newly arising need, 1623 per year for the whole of Pembrokeshire. This figure was considered implausible for a number of reasons – please see commentary in the main body of this Background Paper. 
This paper attempts to arrive at a more plausible estimate of year on year newly arising need in the Pembrokeshire Coast National Park using household projections derived from population projections. Two scenarios for the population projection have been explored:

· a 'natural change' projection, 
· and a projection that considers the natural change in the population, but also allows for migration of young people (15-24) with areas outside Pembrokeshire. 
A natural change projection is one that only considers births and deaths within the population, migration into and out of the population is considered to be zero (i.e. it forecasts the population changes one might expect if the population was completely isolated). The second projection includes the elements of the natural change projection, but also includes an element of migration in the 15 to 24 age groups while assuming migration at all other age groups to be zero. This second projection approach has been undertaken to allow for the assumption that in any population, not all members will wish to remain in that population (for example, they might wish to move away for employment, educational or cultural reasons). Though this behaviour could occur at any age, migration data suggests it is particularly evident amongst young adults. Young adult households are also likely to represent the majority of newly arising households so it is in these age bands that migration will have the most impact on housing need to 2021.
Three scenarios have been explored for assessing what proportion of newly forming households will be in need: 
· that meeting need in the open market involves buying a dwelling in the National Park, 
· meeting need involves buying a dwelling in Pembrokeshire outside the National Park, or 
· it involves renting in the private sector in the National Park.

This study only attempts to predict need arising from within communities in the National Park as it is housing people in this group that gives rise to most public concern.
Method: Tables A1 to A5 show the method worked through for the natural change projection / buy a dwelling in the National park scenario (as an example). The resulting estimates for each scenario are summarised in table 4.

The first step in estimating newly arising need is to prepare a projection for the population in the National Park. 
The population projection was prepared using a simple, yet robust, cohort component model
 which gives projections by gender and five year age band, at five year intervals (table A1). To allow for out migration of young people with the rest of Wales and the UK the net migration (inflow from outside Pembrokeshire minus outflow to outside Pembrokeshire) the mean net migration rate for the gender/age bands has been calculated from migration data for 2002 to 2006 provided by the Office for National Statistics to Pembrokeshire County Council for the area of the National Park and the area of Pembrokeshire outside the National Park
.

The population projection was then used to estimate the number of households using the household headship method, the number of individuals in a gender age band is multiplied by the proportion living in households and the household headship rate for that gender/age band (the probability of an individual in that gender/age band being Household Reference Person (HRP) for the household in which they live
). Table A2 shows the number of households broken down by the gender/age band of the HRP. Genders are summed to give table A3 Households by age band of the household head.

In order to estimate the number of households forming the number of HRPs in a given age band is compared with the number of HRPs in the age band below five years before. This technique tracks a cohort of individuals and determines the change in the number of HRPs over the five year period and, hence, estimates the number of households forming out of that cohort in the period (table A4). As can be seen from table A4 household formation in the older age bands (75 plus) is negative, households are dissolving due to death or infirmity. Since some of these households will have occupied affordable housing these housing units need to be considered as part of the supply to offset the need amongst newly arising households.

For the purposes of this estimate household formation is assumed only to occur within the 15 to 34 age bands as this is where a distinct pattern of such activity is evident (though see later discussion). Household dissolution is assumed to only occur in the 75 plus age bands.

There is market housing available for sale or rent in the National Park and more widely, and some newly forming households will be able to meet their needs in this market. Their ability to do so will largely be dependent on income, and prices in the market. Market lower quartile sale prices for semi-detached and terraced houses and flats (which can be regarded as the cost of a modest house) in the National Park and in Pembrokeshire outside the National Park are shown in table 1, together with the household income required to buy at that price assuming a 3x mortgage multiplier. Private sector rental rates are shown in table 2. The income required to rent assumes that the household will spend 30% of its income on rent. Paycheck income data from CACI for 2008 have been used to estimate the proportion of households with incomes below the thresholds. These can then be used to estimate the proportion of newly arising households likely to need some form of affordable housing. 

Table 1

	
	Lower quartile price for semi-detached, terrace and flats in 2008
	Income required to buy

	Pembrokeshire Coast NP
	£151,000
	£50,000

	Pembrokeshire outside NP
	£116,500
	£38,000


Table 2

	
	Mean rental rate for unfurnished 2 and 3 bed properties advertised in August 2009
	Income required to rent

	Pembrokeshire Coast NP
	£610
	£24,400

	Pembrokeshire outside NP
	£545
	£21,800


Table 3

	Tenure/location
	Income threshold to afford
	Proportion of households below threshold

	Own / Pembrokeshire Coast NP
	£50,000
	0.878

	Own / Pembrokeshire outside NP
	£38,000
	0.773

	Rent / Pembrokeshire Coast NP
	£24,400
	0.588

	Rent / Pembrokeshire outside NP
	£21,800
	0.5


To estimate the number of dissolving older households in affordable housing (i.e. contributions to the supply of affordable housing), the decrease in the number of households was multiplied by the proportion of households with a household head between 'pensionable age' and 74 living in Local Authority of RSL housing at the 2001 Census
 (0.15).

Results: Projected household formation and dissolution multiplied by the proportion in need or in affordable housing is shown in table A5 (for the Natural change projection / buy in the National Park scenario) and summed to indicate projected need between 2006 and 2021. This projected need for each of the scenarios is shown in table 4.
Table 4

	Scenario
	2006-2011
	2011-2016
	2016-2021
	2006-2021 Total
	2006-2021 per year

	Natural change projection / buy in NP
	486
	500
	450
	1437
	96

	Natural change projection / buy in Pembrokeshire outside NP
	416
	428
	384
	1228
	82

	Natural change projection / rent in NP
	292
	302
	266
	861
	57

	Natural change + young migration projection / buy in NP
	362
	350
	299
	1011
	67

	Natural change + young migration projection / buy in Pembrokeshire outside NP
	306
	296
	251
	853
	57

	Natural change + young migration projection / rent in NP
	208
	202
	165
	575
	38


Of the scenarios explored those involving meeting need by buying in Pembrokeshire outside the National Park and renting in the private sector are probably least useful. Allowing for need arising within the National Park to be addressed in the market outside the Park, would perpetuate the situation of young people in the National Park having to move out of the Park in order to access housing. It might be considered that renting in the private sector would offer a solution for some households, however security of tenure and quality in this sector are causes for concern. Allowing for the fact that some migration of young people with areas outside Pembrokeshire is likely to occur and be driven by issues other than housing, the extent of newly arising need might be considered to lie somewhere between the 'Natural change projection / buy in NP' and 'Natural change + young migration projection / buy in NP' scenarios.

Discussion & Conclusions: This is clearly a 'quick and dirty' attempt to get an idea of the need for affordable housing we can expect to arise between 2006 and 2021. The figures are likely to be subject to significant uncertainty which is difficult to quantify (though this is likely to be true for most techniques for estimating arising housing need, including the recommended Local Housing Market Assessment Method
).

Clearly ignoring the age bands between 35 and 74 is potentially a source of error. However, as can be seen from tale A4 the rate of predicted household formation becomes much lower when the HRP is aged 35 or over, suggesting that the age bands where most household formation occurs has been covered. It is also likely that determining the proportion of households unable to meet there needs in the open market will be more complicated in the age bands between 35 and 74 with households more likely to have existing assets that can contribute to meeting their housing needs. From table A4 it appears that the rate of household formation in the 70 to 74 age band is comparable with that in the 15 to 34 age bands. However, this is likely to represent the formation of HRPs rather than households, as people become HRPs following the death of a partner.

Like the Local Housing Market Assessment method this approach considers contributions to the supply (in this case an estimate of housing becoming available through dissolution of older households). However, neither approach considers the increase in supply associated with increasing the total stock. The size supply through re-lets is a function of the total stock, so if new affordable housing units are added to the stock the annual supply through re-lets would increase accordingly. Therefore as affordable units are built one would expect the need to decline, theoretically reaching a balance between new need arising and units becoming available through household dissolution or households otherwise leaving the affordable housing sector in the area.

Assuming the technique used gives a reasonable prediction, from table 4, taking just the 'Natural change projection / buy in NP' and 'Natural change + young migration projection / buy in NP' scenarios, it can be seen that newly arising need falls between around 60 and 100 households per year between 2006 and 2021. It is not possible to make a direct comparison with the Local Housing Market Assessment carried out for Pembrokeshire as that considered travel to work areas and the county as a whole. However, applying the technique outlined in this paper to the whole of Pembrokeshire suggests that for the National Park the Local Housing Market Assessment as carried out would have identified about double the rate of newly arising need identified in this paper.

Tables A1 to A5: method worked though for the Natural change projection / buy in the National Park scenario.
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� Second Homes Table available on request from the National Park Authority


file:F:\DevPlans\Subjects\Housing\SecHolHomesCCSummary.xls 


� Development unlikely within 5 years by virtue of major physical constraints or other constraints as may be agreed by the Housing Land Availability Study Group for the area.  


� January 2007


� Local Housing Market Assessment Draft June 2007, pages 62-67


� 2003-Based National and Sub-National Population Projections for Wales http://www.statswales.wales.gov.uk/tableviewer/document.aspx?FileId=667


� Local Authority Population Predictions for Wales (2006 based) - http://new.wales.gov.uk/topics/statistics/theme/population/pop-project/popprojla/?lang=en


� Statistical Article: 2006-based Population Projections for National Parks in Wales. http://wales.gov.uk/docs/statistics/2009/090916sa29en.pdf


� Note on Ageing Population Structure. Available on request from the Authority 


F:\DevPlans\Subjects\Statistics\Population\PembsAgeStructure.doc  


�  Pembrokeshire County Council, September 2008 Population, Household and Labour Force Projections for the County of Pembrokeshire and Pembrokeshire Coast National Park (http://www.pembrokeshire.gov.uk/objview.asp?Language=&object_id=4136)


� Page 22, Pembrokeshire County Council, Housing Strategy April 2008


� House Prices 2008 Survey by the Pembrokeshire Coast National Park Authority. Report available on request from the Authority: File Reference is


F:\DevPlans\Subjects\Housing\HousePrices\2008\Houseprice2008ReportFinal.doc  


� Density  Report available on request from the Authority: 


<file: F:\DevPlans\Subjects\Housing\LAW\HousingDensity.xls  


� Number of bedrooms are not included in the percentage calculations


� Implications of meeting the standards of the Code for Sustainable Homes.  Report available on request from the Authority  F:\DevPlans\Subjects\Housing\AffordableHousing\Three DragonsToolkit\LatestVersion\Version7April2008\PotentialSitesAnalyses\CfSH_AffHousing_TradeOff.doc


� PCNPA – LDP Officers Draft Deposit (Aug’08). WAG Informal Comments further to meeting on 23 September 2008


� Affordable Housing in Pembrokeshire Supplementary Planning Guidance to the Joint Unitary Development Plan for Pembrokeshire 2000-2016, June 2006


� Local Housing Market Assessment, Pembrokeshire County Council, page 73 – 74.  


� As above, page 43.  


� As above Figure 66, page 87.  


� Please see the Site Criteria Background Paper for details on how the land supply was derived.  


� March 2007


� 1997 to 2007 completion rate


� either as an allocation or known planning permission, i.e. a windfall


� RMSE - Root Mean Square Error, a measure of the error in the predicted numbers when compared to the observed numbers. The values should be interpreted in the context of the predicted and observed values, so a RMSE of 28.47 in predictions ranging from 105 to 52 is quite high, this is in large part due to the small number of observed values used to develop the model curve and the large variation the numbers for those years.


� Rowland (2006) Demographic Methods and Concepts. New York, Oxford University Press


� These data were used by Pembrokeshire County Council to prepare population projections for Pembrokeshire, the area of the Pembrokeshire Coast National Park and the area of Pembrokeshire outside the National Park (Pembrokeshire County Council (2008) Population, Household and Labour Force Projections. http://www.pembrokeshire.gov.uk/objview.asp?Language=&object_id=4136).


� 'Household Representative Person' (HRP) is becoming a more commonly used term than 'Household head'. As a household must have one and only one 'representative person', the number of 'representative persons' is the same as the number of Households. The headship rate is derived from 2001 Census data by dividing the number of HRPs in each gender/age band (table S003) by the number of household residents in that gender/age band (table S001)


� Table S013.


� Welsh Assembly Government (2006) Local Housing Market Assessment Guide. http://wales.gov.uk/desh/publications/housing/marketassessguide/guide.pdf?lang=en
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Table A3: Number of households with HRP at each age band


		

		2001

		2006

		2011

		2016

		2021



		   0- 4

		0

		0

		0

		0

		0



		   5- 9

		0

		0

		0

		0

		0



		10-14

		0

		0

		0

		0

		0



		15-19

		67

		75

		67

		57

		56



		20-24

		251

		354

		394

		352

		306



		25-29

		379

		388

		537

		598

		530



		30-34

		586

		472

		489

		673

		749



		35-39

		738

		608

		490

		509

		699



		40-44

		799

		762

		628

		505

		525



		45-49

		865

		792

		756

		623

		502



		50-54

		1114

		879

		807

		771

		636



		55-59

		1001

		1090

		861

		793

		757



		60-64

		896

		958

		1044

		825

		764



		65-69

		895

		914

		986

		1079

		854



		70-74

		969

		993

		1011

		1118

		1225



		75-79

		599

		528

		547

		556

		632



		80-84

		499

		510

		456

		473

		484



		85+   

		357

		347

		348

		326

		322





Table A4: Increase in number of HRPs over previous cohort at previous timepoint (eg HRPs aged 20-24 at 2011 minus HRPs aged 15-19 at 2006)

		Age at end of five year period

		2006

		2011

		2016

		2021



		   0- 4

		 

		 

		 

		 



		   5- 9

		 

		 

		 

		 



		10-14

		 

		 

		 

		 



		15-19

		75

		67

		57

		56



		20-24

		287

		319

		285

		249



		25-29

		137

		183

		204

		178



		30-34

		93

		101

		136

		151



		35-39

		22

		18

		20

		26



		40-44

		24

		20

		15

		16



		45-49

		-7

		-6

		-5

		-3



		50-54

		14

		15

		15

		13



		55-59

		-24

		-18

		-14

		-14



		60-64

		-43

		-46

		-36

		-29



		65-69

		18

		28

		35

		29



		70-74

		98

		97

		132

		146



		75-79

		-441

		-446

		-455

		-486



		80-84

		-89

		-72

		-74

		-72



		85+   

		-152

		-162

		-130

		-151
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Table A2: Household Reference Persons at each gender/age band


		Male HRPs

		

		

		

		

		



		Year:

		2001

		2006

		2011

		2016

		2021



		   0- 4

		0

		0

		0

		0

		0



		   5- 9

		0

		0

		0

		0

		0



		10-14

		0

		0

		0

		0

		0



		15-19

		23

		25

		22

		21

		19



		20-24

		130

		172

		192

		167

		160



		25-29

		230

		256

		339

		377

		328



		30-34

		397

		316

		351

		465

		518



		35-39

		510

		423

		337

		374

		496



		40-44

		540

		520

		431

		343

		381



		45-49

		595

		535

		515

		428

		341



		50-54

		746

		596

		536

		517

		430



		55-59

		633

		695

		557

		502

		485



		60-64

		570

		562

		619

		497

		449



		65-69

		526

		557

		551

		609

		491



		70-74

		491

		494

		525

		521

		579



		75-79

		217

		212

		214

		227

		226



		80-84

		182

		211

		205

		206

		219



		85+   

		106

		123

		141

		145

		145



		

		

		

		

		

		



		Female HRPs

		

		

		

		

		



		Year:

		2001

		2006

		2011

		2016

		2021



		   0- 4

		0

		0

		0

		0

		0



		   5- 9

		0

		0

		0

		0

		0



		10-14

		0

		0

		0

		0

		0



		15-19

		44

		49

		45

		36

		37



		20-24

		121

		182

		203

		185

		146



		25-29

		149

		132

		198

		221

		202



		30-34

		189

		156

		138

		208

		232



		35-39

		228

		185

		153

		135

		204



		40-44

		259

		242

		197

		162

		144



		45-49

		269

		257

		241

		196

		161



		50-54

		368

		283

		271

		253

		206



		55-59

		368

		395

		304

		291

		273



		60-64

		326

		396

		425

		328

		315



		65-69

		369

		357

		436

		470

		364



		70-74

		478

		499

		487

		596

		647



		75-79

		382

		317

		333

		328

		406



		80-84

		316

		300

		251

		267

		265



		85+   

		251

		224

		206

		181

		177
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Table A5: Estimated households in need arising (HRP in 15-34 age groups) and households dissolving in affordable housing (HRP in 75+ age groups) during projection interval.


		Age at end of five year period

		2006-2011

		2011-2016

		2016-2021



		   0- 4

		 

		 

		 



		   5- 9

		 

		 

		 



		10-14

		 

		 

		 



		15-19

		58.826

		50.046

		49.168



		20-24

		280.082

		250.23

		218.622



		25-29

		160.674

		179.112

		156.284



		30-34

		88.678

		119.408

		132.578



		35-39

		 

		 

		 



		40-44

		 

		 

		 



		45-49

		 

		 

		 



		50-54

		 

		 

		 



		55-59

		 

		 

		 



		60-64

		 

		 

		 



		65-69

		 

		 

		 



		70-74

		 

		 

		 



		75-79

		-66.9

		-68.25

		-72.9



		80-84

		-10.8

		-11.1

		-10.8



		85+   

		-24.3

		-19.5

		-22.65



		Arising over 5 years

		486.26

		499.946

		450.302



		Arising per year

		97.252

		99.9892

		90.0604
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Table A1: Natural change projection by gender and five year age band


		Males

		

		

		

		

		



		Year:

		2001

		2006

		2011

		2016

		2021



		   0- 4

		599

		543

		550

		587

		590



		   5- 9

		626

		598

		543

		550

		587



		10-14

		719

		626

		598

		542

		550



		15-19

		646

		718

		625

		598

		542



		20-24

		487

		645

		717

		624

		597



		25-29

		438

		486

		644

		716

		624



		30-34

		549

		437

		485

		643

		716



		35-39

		661

		548

		436

		485

		642



		40-44

		684

		659

		546

		435

		483



		45-49

		756

		679

		655

		543

		433



		50-54

		933

		746

		671

		647

		537



		55-59

		827

		908

		727

		655

		633



		60-64

		799

		787

		867

		696

		629



		65-69

		693

		733

		725

		802

		646



		70-74

		593

		597

		634

		630

		699



		75-79

		473

		460

		465

		495

		493



		80-84

		270

		312

		303

		305

		324



		85+   

		154

		179

		205

		210

		211



		

		

		

		

		

		



		Females

		

		

		

		

		



		Year:

		2001

		2006

		2011

		2016

		2021



		   0- 4

		499

		520

		527

		561

		564



		   5- 9

		631

		499

		520

		526

		561



		10-14

		691

		631

		499

		520

		526



		15-19

		620

		691

		631

		499

		520



		20-24

		412

		620

		691

		631

		499



		25-29

		465

		412

		620

		691

		631



		30-34

		564

		465

		412

		619

		690



		35-39

		694

		564

		464

		411

		619



		40-44

		741

		693

		563

		464

		411



		45-49

		773

		739

		691

		562

		463



		50-54

		999

		769

		735

		688

		559



		55-59

		921

		988

		761

		729

		683



		60-64

		743

		902

		970

		748

		717



		65-69

		734

		711

		867

		935

		724



		70-74

		641

		668

		652

		799

		867



		75-79

		634

		526

		554

		545

		674



		80-84

		458

		434

		363

		386

		384



		85+   

		410

		366

		337

		296

		289






