Report No. 06/11

National Park Authority
REPORT OF SENIOR MANAGEMENT TEAM

SUBJECT:

DEVELOPMENT LAND AT SAGESTON

Purpose of Report:  
To request authorisation to progress the residential development of this site at Sageston.

Background

The Authority owns 8.1 acres of land at Sageston (outside the National Park) which is surplus to requirements and accordingly becomes available for sale. The site lies within the planning jurisdiction of Pembrokeshire County Council.

The land is allocated in the current JUDP for residential development, however this allocation is withdrawn in the new Pembrokeshire Local Development Plan which is currently out for consultation.  This new LDP for Pembrokeshire County Council is programmed to become adopted policy in Winter 2012. (see site plan).

The way forward

There are several options for this land, and this is dependent upon what Members would wish to do with land, what WAG deems we can do with any income from the land and what the capacity of the market is predicted to be for residential land.

There most realistic options would be:

A
Do nothing

This merely puts off a decision.  As the land is declared surplus to requirements, it will need to be sold at some point in the future.  The Welsh Assembly Government could instruct, although to date this has not happened. We have raised the issue with WAG but to date have not had a response. Doing nothing does not protect the latent value of the land (it is currently zoned for housing), but in the future through the LDP the land has no allocation and will be considered as ‘countryside’ with the obvious curtailment of development.

B
Sell land in present condition

This would be a quick method of releasing funds and not present any risk or cost to the authority regards pursuing a planning application.  However, income will be considerably less than if planning permission is obtained.

C
Pursue a planning permission for residential development

This requires a speedy submission of a planning application to benefit from the existing allocation for housing.  When the new Local Development Plan is adopted (due Winter 2012) such an application would very likely be refused as contrary to policy.

Members (particularly through their work on the Development Management Committee) will be aware that to submit a planning application requires the preparation of a considerable amount of supporting information (e.g. archaeological survey, ecological survey etc.)  In particular, for this site, an analysis of the capacity of the local sewerage facilities will be needed. 

The submission of a planning application (to include consultants fees, application fees, surveys etc.) is likely to cost between £50,000 and £100,000 and such expenditure is “at risk” (i.e. may not result in the granting of consent). 

It does take time to produce a good quality submission for planning.  The sewerage capacity issue has to be addressed prior to planning, and this work would need to be undertaken by Welsh Water.  This piece of work needs to be done whoever develops the land.

D
Investigate partnership arrangements with residential developers 
This would reduce the risk and cost to the National Park, but it would also have the effect on limiting the return.  It does have the advantage of bringing in commercial development skills and the National Park could act more as ‘landowner’ with an agent.
Financial considerations

Funding for this work will be from the Authority’s existing capital receipts and it is anticipated that the preparation costs will be offset against future receipts from the disposal of the land.  Also as stated above, there is the potential that WAG may claw back some or all of the net surplus funds.  It becomes important to submit an application promptly if the latent value of the land is to be realised with least cost to the Authority.

Recommendation:
As timing is of the essence if residential development is to be pursued, it is recommended that Officers be authorised to pursue a combination of C and D ie. progress the residential development of land owned by the PCNPA in Sageston by obtaining the specialist inputs necessary for the submission of a planning application, but also, in parallel exploring partnership working with a residential developer.

Background papers: JUDP and PCC LDP Deposit Draft

(For further information, please contact Phil Roach, extension 4859 or by e-mail philr@pembrokeshirecoast.org.uk))

Pembrokeshire Coast National Park Authority


2nd February 2011

