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lies, Nicholas (LGHCCRA - Planning - Planning)

From:

Sent: 05 July 2021 14:.07

To: lles, Nicholas (ESNR-Planning)

Subject: RE: gA1476505 S77 Call In request - ||| A200773

Attachments: PPW 9.2.22.pdf; A200773 Agent & Applicant Committee Submission.pdf; Public
Footpaths.pdf; A200773 Planning & Affordable Statement.pdf; Properties for sale
2021-05-17.pdf; 2240 1.05 Proposed Site Plan + Landscaping (1-500 A3).pdf;
A200773 Planning & Affordable Statement.pdf; Carmarthen LDP AH3 Affordable
Housing - Minor Settlement in the Open Countryside.pdf

Dear Mr Iles

Thank you for taking the time to speak to me last week, despite the poor signal!

As mentioned, it is extremely concerning that you do not have access to all the pertinent information, including exchanges
of emails and our submitted Planning Statement in this matter. You mentioned that you only have access to the Council's
public portal. I therefore attach a full email trail of the relevant discussions with the LPA, including the various
attachments referred to - in particular the last attachment is our Planning Statement. Indeed, we had to also make this
information available to Committee Members for the same reason that it was not available on the Council Portal.

We are a little confused as to how this matter can fall within the terms for call-in - it is a matter of only local interest and
in our opinion does not appear to contravene either local or national policies. We are of course aware of other call-in
instances recently in the County, however these were all new dwellings in completely isolated locations and therefore
contrary to both local and national policy - indeed this fact has already been confirmed by the LPA in this application. This
application is within a recognisable hamlet / settlement of 9 dwellings within a wider cluster of 12, and is an infill of only 1
plot immediately between existing dwellings. In particular:-

e The current LDP (Policy SO5) provides for affordable housing rural exception sites in line with the intentions of
para 9.2.22 of PPW

¢ Those intentions at the time of adoption of the LDP stated (PPW Para 9.2.22) "Many parts of the countryside have
isolated groups of dwellings. Sensitive filling in of small gaps, or minor extensions to such groups, in particular for
affordable housing to meet local need, may be acceptable........." (full extract attached).

o  Even the latest version of PPW does not exclude affordable housing “within or adjoining existing settlements".

e We also point to adjoining County's policies which have also stood the test of examination by Inspector.

e Inparticular, Carmarthen LDP Polic AH3 (attached) is similarly worded, so this is not a policy unique to Ceredigion.

T very much look forward to discussing further with you how / if this application meets the requirements of a Call-in. One
of the other matters I was seeking to confirm was whether the call-in request came from the Council or a member of the
public?

Again, thank you for your consideration and T look forward to speaking to you further once you have had the opportunity to
consider the below / attached.

Mani Thanks

Planning Consuitant &
Chartered Architectural Technologist for

ArchiSpec ARCHITECTURAL CONSULTANTS LTD

Email:



















you have referred to. I would add that these Design Quality Requirement thresholds are MINIMUM space
standards based on number of occupants, aimed specifically at Social Housing. Please also note that these are NET
internal usable floor space. Neither these DQRs, the LDP Policies nor even the SPG states maximum sizes - indeed
it is only your SPG Help Sheets which suggest 20% above. This can hardly be called a policy limit. Please also note
that our Clients' family is due to expand from 4 to 6! Again though, we do not see this the key issue and we are
open to discussion.

Height

Contrary to your assessment, we were very much guided by the neighbouring properties in setting the heights of
this property. There are 3 bungalows and 1 dormered property immediately adjoining our Client's land. It is a well-
known fact that a single storey bungalow costs more per square meire of usable space than a corresponding house
(half the foundations / roof etc). However mindful of the single-storey / dormered properties adjacent, we have
specifically designed the property predominantly as "room-in-the-roof". Indeed, considering a traditional pitch of
374° on a single-storey property, the eaves are only 1ft (300mm) higher and the ridge little over 2ft (600mm)
higher. So we see ho harm here, whilst noting that a full 2-storey dwelling has been recently approved to the East
of the site.

Style

As a beneficial consequence to this approach, dormered windows are necessary which add architectural interest,
and are paid for by some of the savings referred to above. Therefore we do not concur from a cost-point-of-view
that this makes the property less "affordable”. And we must be careful not to condemn all affordable homes to
mundane "square box" architecture simply due to misconceptions surrounding cost of build. As stated above,
keeping the height down and employing "room in the roof" design creates a more interesting roof-scape as a bi-
product, if you like, paid for by the inherent cost-savings in materials.

Similarly, we do not concur with the preconception that large areas of glazing increase the cost. In fact with uPVC
glazing systems, it has now become just as cost-effective to build "glazed walls" as it is to build a cavity block wall,
insulate, render externally, plaster infernally and decoratelll Therefore cost / affordability need no longer restrict
access to light, views and general “healthy” architecture which promotes a sense of well-being........

Again though, we do not see this as the key issue and are open fo discussion.

Location /-Infilll

In the first instance, we feel the key issue to gaining delegated support (which we feel is possible in this
instance) is the location. Your email below states that the LPA's stance remains, however we have never
seen what this isll However, from our discussion yesterday, it became clear that you do not necessarily
believe that a cluster of 9 dwellings in a wider group of 12 constitutes a "settlement”. To our knowledge,
there is no definition of what congists a "settlement”, and in discussion, it became clear that you were not
referencing the local policies in this, rather the latest national guidance. Interestingly the Local Policy
(LDP S04 criterion 4b) does not use the work “settlement” (presumably for this very reason!) and instead
requires af fordable housing fo be located "immediately adjacent to existing groups of dwellings.........",
which this location is. Further explanation of what the LDP considers to be a "group” is further clarified
by the remainder of that sentence "........ in line with the intentions of Para 9.2.22 of PPW.....". Therefore,
these “intentions" are defined by specific references to national documentation available at the time of
writing the LDP, and includes the following wording:- "Many parts of the countryside have isolated groups
of dwellings. Sensitive filling in of small gaps, or minor extensions to such groups, in particular for
affordable housing to meet local need, may be acceptable.........." (full extract attached). Ergo, we believe
the location does meet this definition.

We believe it is a very dangerous and slippery slope to suggest that these "infentions” should be
retrospectively "re-defined" simply because of new national policy guidance. The LDP Policies are approved
for a 15-year period and are based on the published information available at that fime. If it had been the
ait of the LDP that the approved policy would be subject to later amendments in national guidance, then
wording would have been included to this effect. It was not (and understandably so, since otherwise it
would have been impossible to formally adopt these policies). It cannot be right nor equitable under
common law to suggest that the public, the Inspector, and ultimately the Council Members agreed to adopt
wording which was not before them at the time of examination, indeed had not even been written, let alone
published! This is called moving the goalposts, and whilst it is accepted that national guidance moves on,
that guidance is only there where there is no local policy. Local Policy always takes precedence due to the
additional scrutiny it has received commensurate with its local importance and relevance - here we have a
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WRITTEN SUBMISSION TO THE DEVELOPMENT CONTROL COMMITTEE

Any representations submitted should comprise of a maximum of 500 words and
must follow the guidance found within the “Operational Procedures for Members of
the Public Addressing the Development Control Committee”. The matters which are
raised must only pertain to relevant planning considerations.

The written representation must be submitted to the Clerk of the Committee as soon
as possible and not later than 5pm on the Monday before the Committee (which
usually meets on a Wednesday). This form should be e-mailed to
democracy@ceredigion.gov.uk

Application Reference: A200773

Proposal: Proposed Local Needs (Affordable)
Dwellin

Site Location:

Please state your role e.g. Agent
Applicant / Agent / Objector:

Name: ArchiSpec

Daytime telephone number:

E-mail address:

Written submission (maximum of 500 words):
Annwyl Members

I will be brief in favour of my Clients statement. Instead, Kindly refer to our
Planning Statement.

| invite support for the following reasons:-
e SO05&PPW compliant
Not isolated — infill in 9 dwelling hamlet (S05)
PPW supports “infilling of small gaps in isolated groups of dwellings”

Sustainable — halves travel compared to living elsewhere due to childcare
Footpath to Aberaeron




Cyngor Sir

CEREDIGION

My Client's statement now follows:-

Annwyl aelodau, diolch am y cyfle hwn i ddweud ychydig wrthych amdanom a
pham bo'r cynnig hwn yn golygu cymaint i ni.

Yn ddiweddar mae ein teulu wedi tyfu o bedwar i chwech gyda genedigaeth ein
efeilliaid ym mis Chwefror — mae gennym bellach bedwar bachgen rhwng 3 mis a
6 mlwydd oed. Nid yn unig ydym ni wedi tyfu'n rhy fawr i'n cartref presennol, ond
rydym hefyd nawr yn dibynnu'n fawr ar deulu am gefnogaeth, yn fwy nag erioed.
Gyda rhieni, neiniau a theidiau Sarah yn union gyferbyn a'r safle arfaethedig,
byddai'r gefnogaeth holl-bwysig sydd ei hangen yn fawr ar hyn o bryd wir ar y
stepen ddrws. Gan ein bod yn deulu clos, byddwn yn gallu eu cefnogi hwythau
hefyd yn y blynyddoedd sydd i ddod.

Byddai'n golygu cymaint i ni pe gallem adeiladu yn y lleoliad hwn oherwydd y
cysylltiadau teuluol sydd gennym &'r tir. Roedd hen-hen-famgu Sarah yn byw ar yr
union dir hwn, mewn bwthyn nad yw bellach yn sefyll, gyda chwe cenhedlaeth yn
byw yn y pentrefan hwn dros y 120 mlynedd diwethaf.

Treuliodd Sarah ei blynyddoedd cynnar ym Mro Helyg a'i breuddwyd erioed oedd
dychwelyd. O'r diwrnod y symudodd Sarah o Fro Helyg, mae hi bob amser wedi
teimlo hiraeth ac yn dyheu am ddychwelyd un diwrnod. Mae'r freuddwyd hon
bellach wedi dod yn fwy o anghenraid oherwydd dyfodiad yr efeilliaid gan y bydd ei
rhieni'n darparu gofal plant pan fydd yn dychwelyd i'r gwaith.

Yn gynnar yn ein perthynas, roeddem yn ffodus i dreulio dwy flynedd yn byw ym
Mro Helyg ynghyd & chwaer a brawd yng nghyfraith Sarah, a alluogodd pob un
ohonom i gynilo ar gyfer blaendaliadau ar ein cartrefi cyntaf. Ni fyddem wedi gallu
fforddio prynu ein tj oni bai am y gefnogaeth hon gan rieni Sarah.

Yn ddiweddar, mae prisiau tai wedi saethu fyny, sy'n golygu na allwn fforddio
brynu ty sy'n addas ar gyfer anghenion ein teulu mwyach — ar hyn o bryd nid oes
tai 4-gwely ar y farchnad o fewn ein cyllideb. Nid yw'n fforddiadwy i ni allu addasu
ein cartref presennol yn Llanarth gan ei fod yn dy teras ac yn Adeilad Rhestredig —
nid oes gennym lawer o ecwiti chwaith. Gyda rhieni Sarah yn darparu'r tir i ni
adeiladu arno, byddai hyn yn ein galluogi nid yn unig i fforddio ty sy’n diwallu ein
hanghenion, ond byddai hefyd yn darparu rhywle tawel a diogel i fagu ein 4
plentyn mewn lleoliad sydd a chysylitiadau teuluol dwfn.

Rydym yn diolch yn fawr iawn i chi am ystyried ein hachos a gobeithiwn y byddwch
yn gallu cefnogi ein cais.

Diolch o galon,




Status: 3

Type: Bridleway

Path Category: 2

Ranger Area: Area 3

Length: 1054,3164

Community: Dyffryn Arth (38)

Promoted Route: Llanerchaeron, Lianerchaeron, Paths for People
Modification:

Disclaimer: This map indicating Public Rights of Way is NOT the Definitive Map
and may be open to minor error




Status: 1

Type: Footpath

Path Category: 2

Ranger Area: Area 2

Length: 833.4555

Community: Dyffryn Arth (38)

Promoted Route: Aberarth, Llanerchaeron, Paths for People

Modification:

Disclaimer: This map indicating Public Rights of Way is NOT the Definitive Map
and may be open to minor error
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1 INTRODUCTION & DESCRIPTION

11  Full Planning Permission is sought for a new affordable dwelling on an infill plot within
a small cluster of 9 dwellings (wider group of 12) located to the south of Aberarth.

1.2 The application seeks to meet the needs of _

1.3 The Applicants, _ are both local borne Welsh speakers. Their current
children |, ! are first-language
Welsh.

14 They seek to locate the new dwelling
(highlighted orange on the map adjoining)
next to | NN proporty NN
(land edged red), [N
blue) and I ( ) as an extended multi-
generational [

1.4 This will initially assist [N R ith
childcare as they are currently { j EEESEEEEE
in addition to their MM n future
years, they will similarly be on hand to return
that care to the

15 This extended family concept is key to the
Applicants, whose parents are to moveback to their property known as Brohelyg opposite
to assist with childcare.

1.6 TheApplicants’ current property in Llanarth involves significantdaily travelling for family
childcare and is of insufficient size for their forthcoming needs. Extension is not viable
plus it sits adjacent to the busy A487 trunk road.

1.7  Selling their existing house is consequently their only option. Open market properties to
accommodate a 6-person household are by definition not “affordable” and open market
plots are in excess of £100,000. Building on | I /! negate that cost.
The Applicants comply with the occupancy criteria and will enter into a $106
Agreement. See Affordability Assessment.

1.8 Thelocation has been chosen for the following reasons:-

« Infill between existing properties to minimise impact
+ Recognisable group of 9 dwellings (see plan on report cover)
+ Thesite of a former cottage
+ Proximity to Applicant’s parents for child and future care
1.9 -can trace he living in the area back to 1795. was owned

by his hen he moved to the South

Wales for the coal mines. His Grandsorﬁmanning
Consent will enable the Applicants to be the 6" generation of oliveon the
land over a 120 year period and allow them to raise thei safe and quiet
surrounds as the 7" generation, -n
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2 History & Justification
2.1  As mentioned at 1.8 above, the property will sit !

2.2

2.3

2.4

2.5

2.6

2.7

2.8

2.9

2.10

near the si n historical dwelling referred to ;
as on Tithe Parcel 360, located
forward from this in Tithe Parcel 361 so as to |4

Fiald Number 60
observe the existing apparent “building line”
and reduce impact on adjoining properties, This

Occupier

Landovmer

View Map
cottage is recalled in living memory by the <)
woic- " )\ 9O

v ¢ { O~ p A

The Applicants are in local need with a young <
family attending primary school in Aberaeron, \)

and as a family of 6 will require at least 4 Fas=~= ——

bedrooms initially, 5 bedrooms in time as their T
children get older, \,,,

As mentioned at 1.6 above, their current home

cannot be sufficiently extended to suit their needs, and even if it could be, the costs would
be prohibitive due to its Listed status. Therefore their own option is to sell their current
family home.

It should be noted that at the time of preparing plans for the property, only 3 bedrooms
were required. Subsequently to submission of the application, the Applicants
discovered they were Thus it is anticipated that whilst the property is
sufficiently adaptable for their needs at present (including a ground floor study / fourth
bedroom), 5 bedrooms may be required in the future which can be achieved through
adaptation and possible extension. The spacious plot provides for this.

There are currently no 4/5 bedroom properties within their price-range sufficiently close
to Aberaeron (see section 4).

Building on their - represents an affordable option as thereare no land costs.
It also represents a sustainable option, since assistance with [ Bl be on their
doorstep instead of requiring a 20 minute drive as at present, Distance to the childrens
school will also be approximately halved.

As a Welsh-speaking family with their children in 1% language Welsh education, their
continued location within Ceredigion and in particular close location to Aberaeron will
encourage and support the Welsh language.

Both Planning Policy Wales and the adopted Local Development Plan acknowledge the
need to retain and encourage young families to remain in their communities and offer a
number of mechanisms to provide assistance (see section 3).

The site is a single-plot infill between existing dwellings. As such it will not give rise to
further infilling opportunities nor “ribonning” and is thus permitted by the above-
mentioned policies, provided a local need can be demonstrated and the LDP Affordable
Housing Policies can be met (section 3). ( )

Thus itis considered that the application is capable of support within Policy subject to the [ I l
provisions of a Section 106 Agreement securing the property as affordable in perpetuity.

N
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Planning Policy Summary

As set out in preceding sections, the site presents as a single width plot infill between
existing dwellings within a recognisable group of dwellings / small cluster / hamlet. The
immediate cluster consists of 9 dwellings, namely:-

The latter,- was granted as an Agricultural Dwelling replacing existing stables
for a 3-bedroom 2-storey house of some 180m? in 2019

Adopted LDP Policy S04 Criterion 4b provides support for “affordable housing located
immediately adjacent to existing groups of dwellings”

Consequently it is considered that the application is capable of support under LDP S04 as
an infill within an existing group of dwellings.

Discussion at Officer level has demonstrated disagreement with this assessment, on the
grounds that the group does not constitute a settlement.

However, other policies deal with settlements and S04 & S05 are by definition exception
policies outside of defined settlements. SO5 in particular clarifies this in relation to “Other
Locations” as an Affordable Housing Exception policy on Rural Sites.

Moreover, LDP S04 provides even greater clarity with reference to “the intentions of Para
0.2.22 of Planning Policy Wales”. At the time of adoption of the LDP, this read as follows:-
9.2.22 In planning for housing in rural areas it is important to recognise that development in
the countryside should embody sustainability principles, benefiling the rural economy and local
communities while maintaining and enhancing the environment. There should be a choice of
housing, recognising the housing needs of all, including those in need of affordable or special needs
provision. In order to safeguard the characler and appearance of the countryside, lo reduce the
need to Iravel by cor and to economise on the provision of services, new houses in the counltryside,
away from exisling sefllements recognised in development plans or from ofher areas allocated for
development, must be sirictly controlled. Many parts of the countryside have isolated groups of
dwellings. Sensitive filling in of small gaps, or minor extensions to such groups, in particular for
affordable housing lo meet local need, may be acceplable, bul much depends upen the character
of the surroundings, the pattern of development in the area and the accessibility to main towns
and villages.

Extended discussion at officer level has led to the suggestion that the latest wording of
PPW instead refers to settlements. Whilst there is no definition of settlements to negatively
impact on this case, caution should be exercised in retrospectively applying latest wording
to a Local Development Plan which has been adopted for a 15 year period, the purpose
of which is to provide some certainty at local level.

Irrespective of which version of PPW is used, it is considered that this site represents and

infill to a recognisable group / settlement and is capable of support under the rural
exception policies S04 & S05 without offending either nation or local policies.
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Affordable Housing Assessment (LDP S04 & S05)

As stated above, since the site is located in an “Other Location”, LDP Policy S04
dictates that any dwelling must provide meet an affordable housing need in
accordance with Policy S05.

S05 permits affordable housing exception sites in relation to “Other Locations”
provided the affordable housing is secured in perpetuity through a $106 Agreement.
The property is intended to provide a “forever home” for the family and consequently
the Applicants are willing and able to enter into such an agreement.

In order to qualify for an Affordable Dwelling under the terms of the 106, applicants
must meet a number of conditions / tests.

Financial Means Condition

Essentially the Applicant must not be able to afford a mortgage any greater than 10%
of the discounted Open Market Value of the property. To assess this, an OMV has been
prepared by local valuers confirming an OMV of £260,000 (see appendix A). This
would give a discounted valuation of £182,000

Using the Barclays online mortgage tool, the Applicants have ascertained that their
maximum mortgage based on their current income would be £175,673 (see appendix
B) which is below the discounted valuation.

Therefore the Applicants comply with the Financial Means Condition.

Local Connection / Key Worker / Care Condition

The Applicants meet the Local Connection criteria in that both were born in
Ceredigion and have lived in the County all their lives.

Sole Residence Condition

The Applicants will occupy the new dwelling as their sole residence and will therefore
comply with this condition.

ARCHI
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Evidence of Unmet Need

In order to comply with LDP S04, it is necessary to prove a need for Affordable
Housing.

It has been demonstrated in the preceding sections that their circumstances qualify
them for affordable housing under the terms of the S106 Agreement, therefore
confirming their need.

In practical terms, it has been set out that the Applicants’ current property is
incapable of extension to meet their needs of a 4-5 bedroom property due to site
constraints, cost and Listed status.

With schooling requirements for- it is essential that they are within a short
drive from Aberaeron. To assist them to meet their short - medium term childcare
arrangements with their
they also require a short travel distance from their parents. This will have the
greatest effect in reducing travel and thus improving the sustainability of the location

Their current property is subject to a mortgage, meaning the residual value upon sale
will only be sufficient to meet minimum deposit requirements of mainstream lenders.

As evidenced at 4.05 above, the maximum mortgage available to them has been
calculated at £175,673, giving a total budget of £200,673 including said deposit.

A general search of 4-5 bedroom properties within a 5-mile radius of Aberaeron
confirms that prices start at £220,000 (see Appendix C). Therefore there are no suitable
properties available within the Applicant's affordable price range.

Consequently it is considered that evidence of need of an affordable home is
demonstrated.

It is also therefore demonstrated that this need cannot be met elsewhere
through the available housing stock
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5.0 Summary
5.01 Itis demonstrated that the Applicants are in need of Affordable Housing.

5.02

5.03
5.04
5.05

5.06

5.07

5.08

5.09

5.10

911

It is demonstrated that this need cannot be met in a suitable location elsewhere
within the Applicants price range.

Thessiteis an infill location within a recognisable group of 9 dwellings

The location is affordable by virtue of no land / plot purchase costs

The location is sustainable as it will remove all travel for childcare and halve the
daily travel distance for

The application will add to and improve community cohesion in infilling a single
plot between existing dwellings.

The application will meet aspirations for Care in the Community, initially for the
Applicants new younger generation, and in later years provide return care for
das part of a multi-generation extended family group.

Providing a forever home for a new generation of 1* language Welsh speakers will

support and encourage uptake of the Welsh lanquage in community in line with

local and national aspirations.

In providing for the current needs of a new growing family, and also the later-life care
for 2 generations of aging relatives who already live in this hamlet, a dwelling at this
location will meet the aims and requirements of the Well-being of Future
Generations (Wales) Act 2015.

The application is capable of support under LDP Policies S04 & S05 in accordance
without offending Planning Policy Wales.

The LPA are therefore invited to approve the application subject to a Section 106

Agreement securing the dwelling as Affordable in perpetuity.

ARCHI
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Appendix A
Open Market Valuation £260,000:-

3 .:{" i
- R
EVANS BROS
el AL T L \u) [
QUALIFIED ESTATE AGENTS, VALUERS & AUCTIONEERS Established in 1895

www.evansbros.co.uk @nheMarkelon
1 MARKET STREET, ABERAERON, CEREDIGION, SA46 0AS

Valuation of the proposed dwelling at

Date of Inspection: 17" November, 2020

Date of Report: 20'" November, 2020

C

(Evans £ Enos. ) (Evans£ Bros. ) (Evars ¥ Bros. l l

39 HIGH STREET, LAMPETER, MART OFFICE, LLANYBYDDER, 5 NOTT SQUARE, CARMARTHEN,
CEREDIGION, SA48 7BB CARMARTHENSHIRE, SA40 9UE CARMARTHENSHIRE, SA311PG @m{
Tel: (01570) 422395 Tel: (01570) 480444 Tel: (01267) 236611
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1.0  Terms of Reference:

We have beeninstructed b_who we understand is submitting a planning
application to provide a valuation of the proposed dwelling to accompany the planning
permission. We confirm our valuation is being carried out in accordance with the RICS Red
Book and is based on a comparable analysis of similar property transactions in the locality.
The valuation is being carried out by_MRICS FAAV who we confirm has the
necessary experience of valuing this type of property in this particular locality and further
confirm that there is no conflict of interest in this matter.

20 pronertyso e weives: |

3.0 Interest to be valued: Freehold vacant possession basis

4.0 _ Location:
The property is located adjoining a council maintained no through road, some 2 miles from the

harbour town of Aberaeron. The site can be considered to be in an elevated, exposed position,
being an infill type development between existing dwellings.

5.0  Description:

From the plans provided, the property is to be constructed to provide a 3 bedroomed detached
dwelling of a dormer style. Our valuation is based on the plans being a relatively modest type
property arranged over two storeys, providing to the ground floor —

Living Room

Hallway

Study

Kitchen/Dining Room

Utility Room

First Floor: - 3 Bedrooms

2 Bathrooms
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®
L]
=%
%
h



architectural U

consultants | ||
ymgynghorwyra_*
pensaerniol (/)

ARCHIE

PLANNING, DESIGN & ACCESS STATEMENT

Full Plannini Aiilication for Local Needs iAffordable) Dwelling

Jan 2021 v1
Page: 11 of 15

6.0 _ Construction:

Our valuation is based on the property being constructed in a modern type of construction with
external elevations in facing brick and part rendered. The property will be contained under a
tiled roof.

7.0 Services:

For the purpose of this valuation, it is assumed that the property be connected to mains water,
mains electricity, private drainage, modern form of heating (not yet confirmed).

8.0 _ Planning:

Our valuation is based on an open market planning assumption with no occupational
restrictions.

9.0  Highways:

It is assumed the property has direct access from a local authority maintained highway and will
not be subject to any rights of way.

10.0 __Environmental Matters:
10.1 Contamination:
There was no evidence of land contamination or the dumping of hazardous materials on the

subject or adjoining land, and accordingly in our opinion has no potential liability under the
Environmental Act 1990. However, if it is brought to our attention that contamination does
exist then we reserve the right to amend our valuation on receipt of a report that deals with the
contamination of a property to enable the property to be marketed.

10.2 _Noxious and Invasive Weeds:

There was no evidence on any noxious or invasive weeds such as Japanese Knot Weed growing
in the area which could affect marketability and subsequently the value of the property.

10.3 _Mining:
There are no historic records of mining within this particular locality.

104 Flooding:
The NRW flood register has been perused to confirm that the land and properties are not

included in within the flood zone.

10.5 Radon gas:
The National Radiological Protection Board has identified the area in which the property lies as

one in which in more than 1% of the properties, the level of radon gas potentially entering a
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property/dwelling may require action.

11.0 Sustainability and Energy Performance Legislation:

Our investigation for an EPC has not been prepared for the house.

As from 1* April 2018 there will be a requirement for any properties rented out in the private
rented sector to normally have a minimum energy performance rating of E on an Energy
Performance Certificate (EPC), The regulations came into force for new lets and renewals of
tenancies with effect from 1" April 2018 and for all existing tenancies on 1** April 2020. It will be
unlawful to rent a property which breaches the requirement for a minimum E rating, unless
there is an applicable exemption.

14.0 Restriction on publication:

The report and valuation are for the use of Mr.Fand his advisors for the submission
of a planning application only. It may not be published or reproduced to any other party than
those mentioned and for the purpose confirmed without the prior written approval of Evans
Bros.

14.1 Third party Liability:

This publication is for the use of Mr. -and his advisors only, for the context of the
instruction received. Evans Bros accept no responsibility whatsoever to any party other than
their client or any approved bodies or any other person or body who may rely upon the report.

15.0 Special Assumptions:

Our valuation is provided on the basis that the property has a marketable root of title that
includes the right to use the access lane for all purposes at all times. Our valuation is provided
based on the assumption that the property is unencumbered and that possession can be
obtained on completion.

16.0__RICS Valuation International Standards:

The Valuation and Report has been prepared in accordance with the RICS Valuation —
International Standards 2017. (The Red Book) in accordance with VPS-1-4 and the guidance
notes as contained in UKGN 3. Valuation for Capital Gains Tax, Inheritance Tax and stamp duty,
Land Tax and/or Land Transaction Tax.

17.0 Valuation:

17.1  Basis of value:
Our opinion of the Market Value of the freehold interest in the property being the estimated

amount for which an asset or liability should exchange on the valuation date between willing
buyer and a willing seller in an arm’s length transaction after proper marketing and where the
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parties had each acted knowledgeably, prudently and without compulsion.

17.2 _ Method of valuation:

Our valuation has been based on the sale of comparable properties in the area taking into
account the condition of the property and the local market at present.

17.3 Valuation:

It is our considered opinion that the freehold interest in the property can be fairly valued on the

following basis.

£260,000 (Two hundred and sixty thousand pounds).

18.0 Comparables:
a detached 4 bedroomed house being larger than the subject with direct

sea views together with detached garage, sold in October 2020 at £285,000. This would be a
larger property than the subject, in our opinion a more convenient and better location

—a 3 bedroomed detached bungalow with significantly larger grounds
than the subject property, again probably in a more convenient village location than the
subject, sold November 2020 at £280,000.

_— a detached 3 bedroom bungalow, directly overlooking the

sea together with large double garage, currently under offer at £260,000. A similar 3 bedroom
type bungalow albeit of a similar size, in need of some improvement works.
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Maximum mortgage calculation £175,673

@ BARCLAYS @ o G Q reasan Qs

Bank Borrow Cradit cards Save and urest NMontgage Insure Service and support Fraud and privacy Life's maments

How much can | borrow?

Gt 2 rough idea of howe (MUCh yOU Cou'd BOrraw 101 2 FesKIEntQl Morgags based cnyour persond Crcumstances.

Hows many applicants? @

O (e)2 3 4

Applicant 1 income @
£33.782 Yewrly v

Applcant Zincome @

£9.050 Yeorly v

Reqular spencing

T rnourt you spendda repay c1adland aloe Gands, Catiog s
puchases, s, overdaliy, mairdenance and your pension. You
SO e 19 36 U3 SR Gl hense ok spenang, 2 xh s
Groenes Yavedand Lty bas.

£250 Moathly v

Reason for mortqage

1Avet0 3 new howe v

Our deposit @
£25000

*BAKCLAYS m Regster 4 Comatis Q) Fndabarch  QQ Seamh

Bank Borrom Credt cards Save and areest Martgage Inswre Senace and suppeet Fravd and privecy Life's moments
Your rough mortgage borrowing estimate
C(hange the deposd you can prande of the 3mount you want to barrow 10 see how that affects YOUK result

Your roughpropety budeet

£200,673

I My depost You endd baccow up to [l
Ve - p—
{
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Appendix C

Search of properties for sale - 5 mile radius of Aberaeron.
No 4-bed properties available under £220,000.
No 5-bed properties available under £369,000

rightmove ® :

1]

Aberaeron +5miles ~ Filters (5)

Properties For Sale in Aberaeron, Cardiganshire, Ceredigion, Mid Wales, within Smiles, 4 -5 bed, 5 property types ) 4] Create Alert

4 bedroom semi-detached house for sale X
REF#00012204

Pinkmove are pleased to offer this new 3 and 4 bed Enzo Homes site, Enzo Homes
have built a reputation for high-quality homes in some of the UK’s mostbeautiful O
locations, and the latest development "Stad Cralg Ddu'Is no exception. Based in

NEW HOME

Added on01/12/2020 by Pinkmove, Newport

4 bedroom semi-detached house for sale X
EF#00012203

Pinkmove are pleased to offer this new 3 and 4 bed Enzo Homes site, Enzo Homes i
have built areputation for high-quality homes in sorne of the UK's most beauliful

Inratinne and tha lalact devalanmant ‘Slad Craln Neda’ i€ nn avrantinn Racadin

NEW HOME

Added 0n01/12/2020 by Pinkmove, Newport

£220,000 < inee S

4 bedrcom semi-detached house for sale X
REF#00012202

Pinkmove are pleased to offer this new 3 and 4 bed Enzo Homes site, Enzo Homes

have built a reputation for high-quality homes in some of the UK's mostbeautiful Q

localions, and the latest devetopment *Stad Craig Ddu’ is no exceplion. Based in

NEW HOME

Added on 01/12/2020 by Pinkmove, Newport

Pinkmove %

4 bedroom bungalow for sale X

Qualnt cottage style 4 bed bungalow. Edge of village location. 5 Miles from the Coast
at New Quay - West Walec. QO

Reduced today by Morgan & Davies, Aberaeron

£229,950 Moncan Y
&DAVIES

4
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