Application Numbers:-

NP/11/064-Demolish existing building.  Proposed residential development comprising 9 self-contained apartments with on site parking, cycle, refuse and amenity facilities- Land at Clifton Rock, Greenhill Road, Tenby, Pembrokeshire, SA70 7LH

NP/11/065-Demolish existing, construct 5 commercial units with 14 residential units above-Delphi Apartments, South Parade, Tenby, Pembrokeshire, SA70 7DG
NP/11/066-Alterations to create self-catering hotel suites with 3 commercial units-Royal Lion Hotel, 1, High Street, Tenby, Pembrokeshire, SA70 7EX.

NP/11/067-Listed Building-Alterations to create self-catering hotel suites with 3 commercial units-Royal Lion Hotel, 1, High Street, Tenby, Pembrokeshire, SA70 7EX.

NP/11/068-Construct 39 apartments with on-site parking & amenity facilities; 68 bed hotel, 3 commercial units & replacement Cinema with car parking, servicing facilities & new access road-Royal Gatehouse Hotel, White Lion Street, Tenby, Pembrokeshire, SA70 7ET.
NP/11/069- Listed Building- Construct 39 apartments, 68 bed hotel & 3 commercial units-Royal Gatehouse Hotel, White Lion Street, Tenby, Pembrokeshire, SA70 7ET.

NP/11/070-Conservation Area- Part demolition of rear section of building-Royal Lion Hotel, 1, High Street, Tenby, Pembrokeshire, SA70 7EX

General Report and Considerations
The following seven applications that appear in the agenda relate to the re-development of four key sites within Tenby town, namely the garage site fronting Deer Park and adjacent to the property Clifton Rock, the former Delphi Hotel site, the Royal Lion Hotel and the former Gatehouse hotel and Playhouse cinema site.  The combined proposals seek consent for 62 residential units, a 68 bed hotel, 15 apart/hotel suites, ten commercial units within the former Gatehouse hotel, cinema and Royal Lion site and on the former Delphi Hotel site, a public car park adjacent to the cinema and a new public area fronting White Lion Street.  In addition, the proposals include some alterations to the junction of White Lion Street with The Norton.
Members will recall that a suite of applications for a similar proposal was refused last year for a number of reasons; namely those relating to design and its impact in the Conservation Area, in relation to the listed building and the general townscape, the lack of affordable housing in compliance with adopted policy, the loss of commercial premises on individual sites (land adjacent to Clifton Rock) and the loss of the cinema and hotel uses.  Following these refusals, the applications have been the subject of extensive pre-application discussion to try and overcome these issues.  
The applications have been submitted separately and therefore consideration and determination of each individually is required.  However, the developments are also presented with linkages, in particular with regard to the provision of affordable housing, in terms of the loss and replacement of commercial uses, infrastructure payments and the layouts in some cases are inextricably linked. Draft Section 106 agreements have been prepared in respect of infrastructure payments and the provision of affordable housing.

It is therefore necessary to take account of those matters that are combined and this report is intended to provide an overview and consideration of the linkages between the applications.  Reference to this general report will then be taken in each individual report that follows.
Infrastructure Payments

There are considerable implications of the development of these sites with regard to community and infrastructure requirements.  Policy 48 and its supporting Supplementary Planning Guidance (formerly adopted under JUDP policy 127) addresses the demand generated by new residential developments in terms of Education, Recreational space, Waste and recycling, Library and Community Facilities.  Sustainable transport from both residential and non-residential elements of developments is also considered.

The applicant has raised the issue of the proposal being unviable if planning obligations are sought.  It is acknowledged that there is question of whether or not the developments can sustain the level of planning obligations as required by  adopted policy.  To ensure that viability is dealt with in a fair and consistent  way, the WAG has provided a ‘Three Dragons’ development appraisal toolkit to local planning authorities in Wales.   

With the benefit of an ‘open book’ approach to development costs (but which remain confidential and will not be discussed at Committee) the applicant and your officers (with technical support) can enter into negotiation with regard to the relevant and fundamental importance of mitigation measures. 

Your officers have been in negotiation with the applicant and his agents regarding planning obligations.  The guiding principles for these negotiations have been as follows:

· The sites in question are key sites within Tenby and their satisfactory redevelopment is a key factor to the economic prosperity of the town and Pembrokeshire as a whole (being a significant tourism destination). 

· Securing affordable housing is the over-riding priority in policy terms and your officers have agreed that the affordable housing provision is effectively being provided 'off-site' through the development of a single site within the town rather than within each separate site as would normally be required. 

· The tight physical constraints of the Delphi site are accepted – as such where the affordable housing is to be developed means that apartment accommodation is achievable.  It recognises that the requirements for Design Quality Requirements (or similar) on social rented units is higher and more expensive than the open market design requirements and the 'apartment' nature of part of the development on this site lends itself to a comprehensive management regime of solely RSL management. 

· It is accepted that there needs to be realistic triggers in terms of planning obligation provision.

· Your officers have accepted that through the Three Dragons analysis the provision of affordable housing at the level proposed by policy is unattainable and therefore a reduction in total affordable housing is accepted (as set out below) together with reduction in other planning obligations. 

The package of measures is set out below:  

Affordable housing is the most critical and given priority in all considerations.  This element of planning obligations is dealt with elsewhere in this report.

Sustainable transport.  It is accepted that these developments in the centre of Tenby offer very sustainable transport solutions.  

However there is a substantial demand for footfall considerations adjacent to the Royal Lion site particularly as the entrance to the apart/hotel is from White Lion Street.    The PCC Highway Officer has requested that the developments make this practical physical contribution on-site (by means of widening pavements) and therefore it is essential that the detailed designs of this are shown on the plans. Alternatively other traffic calming measures would need to be put in place, this could be dealt with by way of a financial contribution through the planning obligations.  At the time of writing, this element has yet to be confirmed.  A verbal update will be provided at the committee. 

Education – The requirements generated for this development is significant in terms of contributions to the primary school element.  However, based on a severely limited scale of contribution (as viability is an issue) the negotiation hinged on the affordable housing contribution with a total contribution of £15,320 for this element being required.
Library/Community use - Part of the development provides for a cinema, which will function to some extent as a ‘community’ facility.  As there is a question over scheme-viability it was considered that this cinema element could be considered in lieu of a community/library contribution.  It needs to be recognised that this cinema floorspace, whilst commercial was considered to offer community benefit necessary for the scheme and that this should remain as such over the long term too.  This needs to be taken into account should the future use of the cinema be called into question or alternative uses for the floorspace sought.

Public open space - taking into account lower householder figures (assume 1.2 pp per household) for these developments, a financial off-site contribution to allow for intensification of existing facilities within walking distance would be acceptable.  The total sum of £29,400 is provided for use by Tenby Town Council with the acceptance that this funding would be earmarked for additions to existing local recreational provision which will enhance the offer to the benefit of the new occupiers of these developments.

Waste and recycling - These are recognised as substantial on-site provisions in terms of space requirements, and the sites are sufficiently large and commercial in content to require on-site provision.  This element will be conditioned in any planning permissions.

Affordable Housing

With regard to the provision of affordable housing, policy 45 of the Local Development Plan states, inter alia, that the NPA will seek to negotiate 60% affordable housing in Tenby to meet the identified need in developments of 2 or more units in housing developments in all centres.  Consideration therefore needs to be given to both the amount of affordable housing being offered and whether the offer is in line with the identified need for the area.
A statement in respect of affordable housing has been submitted with the applications and offers the provision of 12 one and two bedroom units for rent at the former Delphi Hotel site.  This offer is in relation to all schemes and represents approximately 19% of the overall residential units proposed.  The applicant has provided a financial appraisal in relation to the viability of the scheme and states that the affordable units offered are the maximum that can be provided to make the schemes viable. The applicant has stated that the offer is made with regard to the other numerous community benefits that the combined schemes offer and which will have significant positive benefits to the economic activity of the town and which should be taken into account in considering the level of provision of affordable housing required. The applicants state that these include the provision of a 68 bed hotel, 39 apartments mirroring the former Gatehouse Hotel and maintaining the strong architectural heritage of the promenade fronting North Beach, the creation of new commercial units and a cinema, the provision of an apart/hotel, restoration and retention of the front elevation of the Royal Playhouse cinema, improvement of the road junction at White Lion Street and the Norton, creation of a new public square on White Lion Street, the creation of a 40 space public car park in the centre of town and the creation of a dedicated service access serving the hotel, commercial development and car park.  This, it is stated, will reduce traffic movements along White Lion Street and increase the potential for extending the pedestrian area.  In addition, the architectural detailing that will be required, the loss of developable land associated with the highway improvements and the creation of the public square will all affect the viability.  It is also argued that the requirement for providing infrastructure payments affects viability as set out above.  
Consideration has been given to the above matters, together with the viability assessment that has been provided.  In this case, by using the WAG Three Dragons appraisal tool kit it is considered that the offer of 19% of the total scheme provision has been demonstrated as the maximum that can be achieved across these sites without affecting the viability of the scheme.
With the provision being accepted in terms of numbers, consideration also needs to be given to whether the offer meets the identified need for affordable housing in the area.

The National Park Authority defines affordable housing as housing for sale or rent at prices below the market rate.  It will be reserved in perpetuity as affordable housing (Appendix 2 of the Adopted Supplementary Planning Guidance ‘Affordable Housing in Pembrokeshire’). Affordable housing includes both social rented housing provided by local housing authorities and registered social landlords such as Pembrokeshire Housing Association and intermediate housing, i.e., housing that is at prices or rents above social rent but below market housing prices or rents. 

Local need is defined in detail within the Supplementary Planning Guidance. A recent or relatively recent period of local residency, persons with local connections or those who need to move in to give or receive family support qualify.  Also those with local employment can qualify.     

The Supplementary Planning Guidance ‘Affordable Housing in Pembrokeshire’ advises (paragraph 12) that local planning authorities and applicants should work together in order to establish an appropriate and well integrated mix of housing types and tenures which will contribute to the identified need for affordable housing, and to achieve mixed and sustainable communities.  Applicants should demonstrate and justify how they have arrived at a particular mix of housing having regard to the development plan policies. If the local planning authority considers that the proposal does not contribute sufficiently towards creating mixed communities, then the local planning authorities will negotiate a revision of the mix of housing or may refuse the application.  This reflects the Welsh Assembly Government’s vision for the delivery of affordable housing as set out in paragraph 9.2.15 of Planning Policy Wales, Edition 3. 
As set out above, the applicant has offered 12 units for affordable housing in relation to the overall development sites, this being offered on one of the development sites. The units offered are six one and six two bedroom units and will be managed by a Registered Social Landlord (RSL) for rent.
In assessing need, the main data source for the NPA is the Common Housing Register for Pembrokeshire. Using the Register is recommended by the Welsh Assembly Government (paragraphs 3.14 to 3.16 of Local Housing Market Assessment Guide). The register is held by the RSLs and Pembrokeshire County Council and includes people requiring social rented housing.  It is being developed to identify those wishing to purchase, but unable to afford, market cost housing. 

Evidence of local housing need is also being provided through a rolling programme of local housing needs surveys. These are currently co-ordinated by the Pembrokeshire Rural Housing Enabler and prepared with the help of Community and Town Councils.  Tenby has been the subject of a local housing survey.  

In looking at these sources, as at 31st December 2010 as an area of first choice the Tenby area had a total gross need of 177 units with a demand for rented accommodation of 60 for one bedroom units, 35 for two bedroom units, 14 for three bedroom units, and 1 for a five bedroom unit.  The figures for low cost home ownership can be broken down into 21 seeking one bedroom units, 29 two bedroom units, 15 three bedroom units and 2 four bedroom units.  

The housing needs survey identified a need of 50 -76 households seeking affordable homes.

It is therefore clear that there is a defined housing need in Tenby for both rented accommodation and low cost home ownership and across a range of unit sizes. The applicant has altered the offer from that previously refused to provide a mix of one and two bedroom units, but these are solely for rent through the RSL.  The mix of one and two bedroom units is welcomed, but it is regrettable that no provision for low cost home ownership is made. However, in this instance it is considered that the provision of a mix of tenures on this constrained and difficult site would be very difficult to achieve and the management of the whole site by the RSL is the only realistic option from a logistical and maintenance perspective.  Furthermore, the RSL will direct those in greatest need on the housing register to the development with priority being given to those in the “gold band” which would not be achieved through a low cost home ownership scheme.  It is therefore considered that in this particular case the offer of 12 mixed size units for rent would meet the priority needs identified in the Housing Register and through the local housing needs survey and can be accepted.
Triggers for planning obligations 
These have been negotiated on the physical development of the sites, with the developer needing to build out and sell certain parts of the site prior to be able to fund and construct the affordable housing and other planning obligations.  Unusually, rather than completion of the residential element being used as a trigger, your officers have sought to provide that the affordable housing elements and financial contributions are completed and available 24 months following occupation of the hotel element of the development. This is currently under discussion and an update will be given at the meeting.
The above has been included in a draft Section 106 Agreement which will be a requirement of the development should permission be forthcoming.
Commercial Provision

The proposals include the provision of new commercial units (identified as being A1 (retail)/taxi office at the Delphi and Royal Lion sites and A3 – cafes and restaurants at the former Gatehouse site).  There are a total of ten units proposed of varying sizes.
Chapter 10 of Planning Policy Wales 3 provides guidance on national policy in relation to retail and town centres, whilst policies 49 and 50 of the LDP relate to retail in the National Park and its town and district shopping centres.  Policy 50 states that changes of use, redevelopment schemes or development of new buildings in Tenby will be permitted where, amongst other things, they provide uses within classes A1, A3, B1, C1, D1, or D2 of the Use Classes Order and if the site is located within a primary frontage it would not create a concentration of non-retail uses and the scale, siting and design is appropriate and would contribute to the character and appearance of the area.  Where A3 (food and drink) proposals are included these should not cause unacceptable disturbance to the occupiers of nearby property or adversely affect amenity.  

The proposals would result in the loss of the existing commercial units at both the Delphi site and the former garage site in Greenhill Road although those at the Delphi would be replaced in the new scheme.  All four sites are situated within the defined town centre for Tenby and therefore any loss of commercial space would need careful consideration with regard to the above cited policies.  In this case, however, the overall schemes would seem to represent a net gain in commercial space.  As such there would be no objection to the schemes in respect of the commercial space being provided, but this is based on the overall provision throughout the schemes rather than based on individual assessment of each proposal.

It can therefore be noted that there are a number of issues that are relevant to all the schemes and these are referred to in the following reports. 

