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REPORT TO: Councillor David Kelly: 
Lead Member for Organisation – Planning and Corporate 
Services 

REPORT NO: COPR/57/19 

DATE: 19 November 2019 

LEAD OFFICER: Lawrence Isted: 
Chief Officer Planning and Regulatory 

CONTACT OFFICER: Nicola Corbishley (Tel: 298751) 

SUBJECT: Welsh Government Consultation – Delivery of housing 
through the planning system: Revisions to Planning 
Policy Wales and associated advice and guidance  

WARD: All 

1. PURPOSE OF THE REPORT

1.1 To seek approval for the Council’s proposed response to the consultation. 

2. EXECUTIVE SUMMARY

2.1 The Welsh Government (WG) is consulting on proposals to change Planning Policy 
Wales1, Technical Advice Note 1: Joint Housing Land Availability Studies (TAN 1)2 and 
the Development Plans Manual.3 The consultation was issued on the 9th October 2019 
and the Council has until the 20th November 2019 to respond. 

2.2 The changes that are proposed are a direct result of research that has identified an 
under-delivery of allocated housing sites in adopted Local Development Plans (LDPs) to 
meet housing requirements. 

2.3 Local Authorities currently prepare a ‘Joint Housing Land Availability Study’ (JHLAS) on 
an annual basis to demonstrate that there is a five-year supply of deliverable land for 

1 Planning Policy Wales Edition 10, December 2018 (Welsh Government) 
https://gov.wales/sites/default/files/publications/2019-02/planning-policy-wales-edition-10.pdf 
2 Joint Housing Land Availability Studies, Technical Advice Note 1, January 2015 (Welsh Government) 
https://gov.wales/sites/default/files/publications/2018-09/tan1-joint-housing-land-availability-studies.pdf 
3 Welsh Government Consultation Document (WG37938) Draft Development Plans Manual (Edition 3) 
https://gov.wales/sites/default/files/consultations/2019-06/development-conusltation-document.pdf 

https://gov.wales/sites/default/files/publications/2019-02/planning-policy-wales-edition-10.pdf
https://gov.wales/sites/default/files/publications/2018-09/tan1-joint-housing-land-availability-studies.pdf
https://gov.wales/sites/default/files/consultations/2019-06/development-conusltation-document.pdf
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housing.  Guidance on preparing the JHLAS and calculation the five-year land supply is 
set out in TAN1. As WCBC does not currently have an up to date adopted plan, there is 
no need to compile a JHLAS. However, in order to monitor the delivery of housing, a 
Housing Monitoring Report is produced instead, which follows, as far as it can, the 
guidance in TAN1.  

2.4 The JHLAS reports for the majority of authorities of Wales have highlighted that there is a 
shortfall of deliverable land where local authorities are unable to demonstrate a five-year 
land supply.  This has resulted in an increase of speculative planning applications for 
housing development on sites not allocated in LDPs, contrary to the plan-led approach to 
managing development. 

2.5 Research by the Welsh Government through a ‘Call for Evidence’ identified that the 
current policy framework for housing delivery and the JHLAS monitoring process are not 
sufficiently aligned with the LDP process and as such does not provide an effective 
means of delivering or monitoring housing development. 

2.6 The changes being consulted on are summarised below: 

• Remove the requirement in Planning Policy Wales (PPW) for local authorities to
provide a five-year supply of land

• Revoke Technical Advice Note, Joint Housing Land Availability Studies (TAN1) in its
entirety

• Replace the monitoring of housing land supply by the monitoring of housing delivery
based on the LDP housing trajectory, to be reported through the Annual Monitoring
Report

2.7 If the changes proposed were to be made, it is anticipated that these will come into effect 
in Spring 2020. 

3 RECOMMENDATIONS 

3.1 That Members endorse the proposed response to the ‘Delivery of housing through 
the planning system: Revisions to Planning Policy Wales and associated advice 
and guidance’ consultation questionnaire as set out in Appendix 1 and agree for this 
to be forwarded to Welsh Government as a formal reply to their consultation. 

3.2 That this matter be dealt with as an urgent item of business in accordance with 
Section 5 (Rule 5.8.10(e)) of the Council’s Constitution. 

REASONS FOR RECOMMENDATIONS 

a) To ensure that the views of Wrexham County Borough Council are accounted
for in the production of and to influence the content of the revisions to National
Planning Policy and Guidance.

b) To ensure that the Council’s response is submitted by the required deadline.

Lawrence Isted 
Chief Officer Planning and Regulatory 

https://gov.wales/sites/default/files/consultations/2019-10/summary-of-responses-delivery-of-housing-through-the-planning-system.pdf
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4. BACKGROUND INFORMATION

Consultation Details

4.1 Welsh Government is consulting on proposals to change Planning Policy Wales (PPW), 
Technical Advice Note 1, Joint Housing Land Availability Studies (TAN 1) and the 
Development Plans Manual (DPM).  The full consultation document is available on the 
Welsh Government Website. 

4.2 These changes are proposed as a direct result of research (Call for Evidence), see para 
2.5 above  that has identified an under-delivery of allocated housing sites in Local 
Development Plans (LDPs) to meet housing requirements. 

4.3 LDPs must provide the land needed to allow new homes to be built to meet the identified 
requirement for the plan period. 

4.4 Local Authorities currently prepare a ‘Joint Housing Land Availability Study’ (JHLAS) on 
an annual basis in order to demonstrate that there is a five-year supply of deliverable land 
for housing.  This involves consultation with developers, the Home Builders Federation 
(HBF) and other stakeholders.  Guidance on preparing the JHLAS and calculation of the 
five-year land supply is set out in TAN 1.  TAN1 also sets out that where Authorities do not 
have an up to date development plan, there is no need to compile a JHLAS.  This is 
the case in Wrexham; however in order to monitor the delivery of housing, a 
Housing Monitoring Report is produced annually instead.  This follows, as far as it 
can, the same guidance set out in TAN 1 and has been used to inform the 
development of the LDP. 

4.5 The JHLAS reports received by the Welsh Government from most authorities in Wales 
have highlighted that there is a shortfall of deliverable land which in turn means that local 
authorities are unable to demonstrate a five-year land supply.  This has resulted in an 
increase of speculative planning applications for housing development on sites not 
allocated in LDPs, contrary to the plan-led approach to managing development. 

4.6 In response the shortfalls identified by the JHLAS reports, the Welsh Government 
directed a ‘Call for Evidence’ in July 2018. 

4.7 The ‘Call for Evidence’ identified that the current policy framework for housing delivery 
and the JHLAS monitoring process are not sufficiently aligned with the LDP process and 
as such does not provide an effective means of delivering or monitoring housing 
development. 

4.8 The changes being consulted on are summarised in Table 1below: 

Table 1 
Key Change Details Location of Document 

1. To remove the
requirement in Planning
Policy Wales (PPW) for
local authorities to
provide a five-year
supply of land.

Revisions proposed to the 
housing section of PPW. 

See Annex 1 of Welsh 
Government Consultation 
Document (WG39067) for 
proposed changes to PPW. 

2. To consequently revoke TAN 1 will be deleted See Welsh Government 

https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/summary-of-responses-delivery-of-housing-through-the-planning-system.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/publications/2018-09/tan1-joint-housing-land-availability-studies.pdf
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TAN 1 in its entirety. completely from the series 
of WG Technical Advice 
Notes. 

website for current version 
of TAN 1. 

3. To replace the 
monitoring of housing 
land supply by the 
monitoring of housing 
delivery based on the 
LDP housing trajectory, 
to be reported through 
the AMR. 

Revisions proposed to the 
housing section of PPW. 
 
Revisions proposed to 
Chapters 5 and 8 of the 
DPM. 

See Annex 1 of Welsh 
Government Consultation 
Document (WG39067) for 
proposed changes to PPW. 
 
See Annex 2 of Welsh 
Government Consultation 
Document (WG39067) for 
proposed changes to DPM. 

 
4.9 If the changes proposed were to be made, it is anticipated that these will come into effect 

in Spring 2020. 
 

Implications for the Wrexham LDP 
 
4.10 The appointed Inspector has indicated that the Council will need to consider the potential 

implications of this consultation to the LDP in due course.  At the hearing session which 
took place on the 10th October 2019, the Inspector stated that she is likely to write to the 
Council to seek out view on the changes proposed in the consultation.  Depending on the 
timescales in relation to the Inspectors examination findings, there may be some minor 
editing changes required to the LDP as a result; in particular, where reference is currently 
made to the requirement for a 5 year land supply and some of the monitoring indicators 
which relate to the housing trajectory. 

 
Proposed Response 

 
4.11 The consultation response form contains four questions.  The proposed responses to 

these questions are set out in Appendix 1.  Table 2 below sets out, for Members 
information the reasoning behind the responses in Appendix 1 

 
Table 2 
Question Response Reason for Response 
1. To what extent do you 

agree or disagree that 
LDP housing 
trajectories as part of 
the AMR process 
provide an effective 
means of monitoring 
delivery of LDP housing 
requirements? 

 
 
 
 
 
 
 
 

 
Strongly 
Agree 

 

Agree  
Neither 
agree or 
disagree 

x 

Disagree  
Strongly 
disagree 

 

Don’t 
know 

 

No 
opinion 

 
 

Monitoring actual completions against 
anticipated completions along with 
analysing the reasons behind any non-
delivery would allow for direct annual 
monitoring, but would not account for 
unexpected peaks and troughs that 
may occur. 
 
One advantage of ensuring a 5 year 
land supply, allows for peaks and 
troughs in actual and proposed 
completions, which the current 
proposal does not. 
 
As a crude example, if 50 dwellings are 
required to be built in a 5 year period, 
with 10 houses per year, if for the first 
3 of those years only 10 houses are 

https://gov.wales/sites/default/files/publications/2018-09/tan1-joint-housing-land-availability-studies.pdf
https://gov.wales/sites/default/files/publications/2018-09/tan1-joint-housing-land-availability-studies.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf


5 
 
 

built, this could potentially indicate a 
problem.  However, if the trajectory is 
showing that 20 houses will be built in 
the final 2 years of this 5 year period, 
the supply would actually be 55 and 
therefore not an issue. 
 
However, calculating the 5 year supply, 
where less than 5 years of the plan 
remain, is not straight forward and 
gives skewed results, often indicating 
that a 5 year supply could not be 
achieved. It’s removal and tracking 
through the trajectory is more accurate. 
 

2. To what extent do you 
agree or disagree that 
the guidance on how to 
prepare a housing 
trajectory is clear? 

 
Strongly 
Agree 

x 

Agree  
Neither 
agree or 
disagree 

 

Disagree  
Strongly 
disagree 

 

Don’t 
know 

 

No 
opinion 

 

 
 

The guidance on preparing housing 
trajectories is considered clear and was 
used to prepare the housing trajectory 
for the LDP.  Policy Officers of WCBC 
also had some involvement in testing 
and proposing changes to the initial 
guidance on producing housing 
trajectories. 
 
However, it is considered that there 
should be further advice in relation to 
carrying out consultation on revised 
trajectories that will inevitably be 
created on an annual basis. 

3. To what extent do you 
agree or disagree that 
the amended Chapter 8 
and the new indicators 
for measuring housing 
delivery provide an 
effective means of 
implementing the 
revised policy in 
Planning Policy Wales 
and the monitoring of 
LDPs? 

 
Strongly 
Agree 

 

Agree  
Neither 
agree or 
disagree 

 

Disagree  
Strongly 
disagree 

 

Don’t 
know 

 

No 
opinion 

 

 
 

The revised indicators in Chapter 8 of 
the DPM, are clear and align with the 
changes proposed for Chapter 4 of 
PPW and those proposed to Chapter 5 
of the DPM. 
 
Depending on what the Inspector 
suggests, this would involve deleting 
indicator MI1 which monitors the 5 year 
housing supply and adding 2 new 
indicators which monitor total and 
cumulative annual completions against 
total and cumulative anticipated annual 
completions. 

4. Are there any further 
comments that you 
would wish to make on 
the proposed revisions 
to Planning Policy 

Yes If TAN1 is to be revoked then 
presumably the need to consult with the 
house building industry will no longer 
be required.  However, this aspect of 
TAN1 is considered important to ensure 
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Wales and the related 
advice and guidance? 

an agreed consensus on the future 
delivery of housing sites by all key 
stakeholders. 
 
Furthermore future delivery estimates 
are currently collected on an annual 
basis.  This reflects any changes that 
might be happening with the delivery of 
an existing site with planning 
permission and also records delivery 
timescales of new sites with the benefit 
of planning permission.  Provision 
should be in place to consult on the 
revised delivery trajectories that will be 
updated on an annual basis. 
 
It is therefore suggested that either 
revised TAN1 is retained, which sets 
out how to collect and monitor housing 
delivery data including consultation with 
the housebuilding industry, or further 
details are included in Chapter 5 of the 
Development Plans Manual or added 
as an Annex.  
 
Delivery Statements should accompany 
planning applications setting out the 
detailed trajectory of the housing 
schemes. 

 
4.12 Policy Framework – National Planning Policy and guidance set out by the Welsh 

Government (including Planning Policy Wales (PPW), Technical Advice Notes and 
the Development Plans Manual), must be taken into consideration in the 
preparation of LDP’s and are material planning considerations in the determination 
of planning applications.  Changes proposed at a national level, in particular at this 
stage of the LDP process need to be fully considered and understood in order to 
ensure no risk to the adoption of the Plan, see para 4.17 below. 

 
4.13 Budget –  N/A 

 
4.14 Legal – N/A 
 
4.15 Staffing – N/A 

 
4.16 Equality/Human Rights – N/A 
 
4.17 Risks – The changes proposed to the guidance as a result of this consultation are 

considered to be of little risk to the LDP examination.  This is due to the nature of 
the consultation, which relates largely to the problems experienced by other LPA’s 
with adopted LDP’s around the under delivery of allocated housing sites in their 
areas.  Given that Wrexham currently has no adopted Plan, the under delivery of 
housing in the County is as a result of a lack of up to date Plan being in place, 
rather than the allocations identified in the Plan not being deliverable. Whilst there 
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have been a number of speculative applications for housing development being 
submitted outside of designated settlement limits; this again is not as a result of the 
LDP allocations being in the wrong place or them not being deliverable.  This is 
purely as a result of the lack of an up to date development Plan.  The implications of 
the proposed changes set out in the consultation are identified in paragraph 4.10 
above, and as stated, it is anticipated that there could be changes to the Plan to 
bring it in line with the outcome of this consultation but these are not significant nor 
would they impact on the soundness of the Plan.  Furthermore, it is unlikely that the 
outcome of this consultation will be published in time for the inspector to reflect 
these changes in the Final Inspectors Report. 

 
5. CONSULTATION 
 
5.1 Not applicable, this report sets out our proposed response to a WG 

consultation. 
 
6. EVALUATION OF OPTIONS 
 
6.1 Not applicable 
 
 
BACKGROUND PAPERS LOCATION WEBSITE INFO. 
Consultation Document 
 
 
 
 
 
Technical Advice Note 1 (TAN1) – 
Joint Housing Land Availability 
Studies  
 
 
Planning Policy Wales Edition 10, 
December 2018 (Welsh 
Government)  
 
 
Welsh Government Consultation 
Document (WG37938) Draft 
Development Plans Manual (Edition 
3)  
 

WG website https://gov.wales/sites/de
fault/files/consultations/2
019-10/planning-
consultation-
document.pdf 
 
http://wales.gov.uk/consu
ltations/planning/draft-
technical-advice-note-
1/?lang=en 
 
https://gov.wales/sites/de
fault/files/publications/20
19-02/planning-policy-
wales-edition-10.pdf 
 
https://gov.wales/sites/de
fault/files/consultations/2
019-06/development-
conusltation-
document.pdf 

Welsh Government Consultation – 
Summary of Response: Delivery of 
Housing through the Planning 
System Call for Evidence October 
2019 

WG website https://gov.wales/sites/de
fault/files/consultations/2
019-10/summary-of-
responses-delivery-of-
housing-through-the-
planning-system.pdf 

 
 
 

https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/planning-consultation-document.pdf
https://gov.wales/sites/default/files/publications/2018-09/tan1-joint-housing-land-availability-studies.pdf
https://gov.wales/sites/default/files/publications/2018-09/tan1-joint-housing-land-availability-studies.pdf
https://gov.wales/sites/default/files/publications/2018-09/tan1-joint-housing-land-availability-studies.pdf
https://gov.wales/sites/default/files/publications/2018-09/tan1-joint-housing-land-availability-studies.pdf
https://gov.wales/sites/default/files/publications/2019-02/planning-policy-wales-edition-10.pdf
https://gov.wales/sites/default/files/publications/2019-02/planning-policy-wales-edition-10.pdf
https://gov.wales/sites/default/files/publications/2019-02/planning-policy-wales-edition-10.pdf
https://gov.wales/sites/default/files/publications/2019-02/planning-policy-wales-edition-10.pdf
https://gov.wales/sites/default/files/consultations/2019-06/development-conusltation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-06/development-conusltation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-06/development-conusltation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-06/development-conusltation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-06/development-conusltation-document.pdf
https://gov.wales/sites/default/files/consultations/2019-10/summary-of-responses-delivery-of-housing-through-the-planning-system.pdf
https://gov.wales/sites/default/files/consultations/2019-10/summary-of-responses-delivery-of-housing-through-the-planning-system.pdf
https://gov.wales/sites/default/files/consultations/2019-10/summary-of-responses-delivery-of-housing-through-the-planning-system.pdf
https://gov.wales/sites/default/files/consultations/2019-10/summary-of-responses-delivery-of-housing-through-the-planning-system.pdf
https://gov.wales/sites/default/files/consultations/2019-10/summary-of-responses-delivery-of-housing-through-the-planning-system.pdf
https://gov.wales/sites/default/files/consultations/2019-10/summary-of-responses-delivery-of-housing-through-the-planning-system.pdf


CONSULTATION RESPONSE FORM 
 

Delivery of housing through the planning system – Revisions to 
Planning Policy Wales and associated advice and guidance 

Date:  

Name   Nicola Corbishley      

Organisation         Wrexham County Borough Council     

Preferred 
contact details  
 
(Email address, 
phone number 
or address)  

nicola.corbishley@wrexham.gov.uk 
                                01978 298751      

 
 
 
    

Type 
(please select 
one from the 
following) 

Business  

Local Authority / Local Planning Authority  

Local Authority Councillor responding in a personal 
capacity  

Government Agency / Other Public Sector  

Professional Body / Interest Group  

Voluntary sector (community groups, volunteers, self-
help groups, co-operatives, enterprises, religious 
organisations, not-for-profit organisations) 

 

Other groups not listed above  

Responding in a private capacity  

 
 
 

 
Responses to the consultation are likely to be made public, either on 
the internet or in a report.  If you would prefer your response to remain 
anonymous please tick here. 
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1. Planning Policy Wales – Policy on housing trajectories 
 
It is proposed that the policy of maintaining a five-year housing land supply is 
replaced by the use of LDP housing trajectories to monitor housing delivery, with the 
consequential revocation of TAN 1 and amendments to the Development Plans 
Manual. 
To what extent do you agree or disagree that LDP housing trajectories as part of the 
AMR process provide an effective means of monitoring the delivery of LDP housing 
requirements? 
       

Strongly 
agree Agree 

Neither 
agree nor 
disagree 

Disagree Strongly 
disagree 

Don’t 
know 

No 
opinion 

 

 
 

 X
 

 
 

 
 

 
 

 
 

 

If you disagree, please tell us why and tell us any changes you think should be 
made. 

 
 

 

 

2. Development Plans Manual (Chapter 5) – Preparing a housing trajectory 
To reflect the changes proposed to Planning Policy Wales, changes are required to 
Chapter 5 of the Development Plans Manual (Preparing an LDP – Core Issues). 

To what extent do you agree or disagree that the guidance on how to prepare a 
housing trajectory is clear? 
       

Strongly 
agree Agree 

Neither 
agree nor 
disagree 

Disagree Strongly 
disagree 

Don’t 
know 

No 
opinion 

X 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

If you disagree, please tell us why and tell us which aspects you think should be 
changed and in what way. 

 
 

 
 
 
 
 
 
 

3. Development Plans Manual (Chapter 8) – Monitoring housing delivery 
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Changes are also required to Chapter 8 of the Development Plans Manual 
(Monitoring, Review and Revision). 

To what extent do you agree or disagree that the amended Chapter 8 and the new 
indicators for measuring housing delivery provide an effective means of 
implementing the revised policy in Planning Policy Wales and the monitoring of 
LDPs? 

       

Strongly 
agree Agree 

Neither 
agree nor 
disagree 

Disagree Strongly 
disagree 

Don’t 
know 

No 
opinion 

X 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

If you disagree, please tell us why and tell us which aspects you think should be 
changed and in what way. 

 
 

 

 

4. Further comments 
 

Are there any further comments that you would like to make on the proposed 
revisions to Planning Policy Wales and the related advice and guidance? 
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