House Builders Federation


Comment

Policies SP1 – SP5 

Policies SP1 to SP5 attempt to address too many issues within single policies leading to long complex policies.  This is contrary to advice contained in paragraph 2.8 of Unitary Development Plans (Wales) 2001which states that: “Policies must not be long, complex, vague or over detailed.  They should be clearly, simply and ambiguously expressed, capable of implementation and monitoring”.

The HBF suggests the policies are split into a number of manageable individual policies within the chapter headings.

SP3 PROVIDING HOMES AND COMMUNITY FACILITIES

Basis of Objection

The HBF supports Swansea’s plans to reverse population loss “through the retention of the younger age groups”.  A nil net out-migration rate is also supported.

The HBF is, however, concerned with the lack of detail provided on the population projection and the various assumptions used by the authority.  Planning Policy Wales (2002) requires authorities “who seek to deviate from the Assembly Governments latest household projections to justify the reasons for so doing and explain the rationale behind their own preferred projections” (Paragraph 9.2.3).

Whilst the provision of 12,543 new homes appears reasonable without the rationale of the projection the HBF is unable to comment on the figure in any detail.

Suggested Changes

The council should provide a background paper setting out the details of the population and household projection together with the assumptions adopted.

Part 1 – Providing Homes

Paragraph 5.6 

Non- Implementation Allowance 

Basis of Objection  

The HBF supports the provision of an element of flexibility but is concerned at the level of flexibility allowed (4%).   An allowance of 10% based on the DoE Research Paper on Housing Land Availability, Roger Tym and Partners is normally applied.

Suggested Change

A 10% non-implementation allowance should be made to allow for slippage.

Re-evaluation of sites 

Basis of Objection

The HBF seeks clarification as to whether the council have re-evaluated its former local plan allocations in light of new government guidance, the policies of the UDP and site deliverability.  

Suggested Change

All former allocations should be subjected to a rigorous review before being carried forward to the UDP.  The criteria used to assess sites should be included in a housing background paper.  Such a review should include the deliverability of the sites

Realistic assessment of land supply

Basis of Objection

The HBF is also concerned with the plans reliance on all existing consents being implemented.  Where the council is aware of problems with sites they should discount them from the land supply.  This will not involve any costs to the authority but will enable a more realistic assessment of the supply. 

Suggested Change

Where the council know that sites with planning permission are unlikely to come forward they should discount them form the housing supply. 

Vacancy Rate

Basis of Objection

Whilst the reduction or redevelopment of public sector voids and other vacant properties is supported more evidence is needed that the commitment and finance is in place to enable this to happen.

Suggested Change

A housing background paper should outline the details of projects and finance that are in place to enable this planed reduction in voids.

Comment

Small site allowance

The small site allowance figure is considered to be a reasonable estimate.

Agricultural Land

Policy EC7

Basis of Objection
The protection of Grade 3b agricultural land from development is not in accordance with national guidance.  The HBF does not consider the council has provided sufficient reasoning for a move away from guidance.

The policy is also unduly onerous in not allowing any development that has adverse consequences for agriculture.  This does not reflect advice given in Planning Policy Wales, which indicates that “agricultural land can be developed if there is an overriding need for the development” (paragraph 2.8).

Suggested Changes

Delete reference to grade 3b agricultural land.

Allow development where there is an overriding need for the development.   

Public Realm

Policy EV2

Basis of Objection

The Arts Council Steering Group recommended form of policy wording is for authorities, in appropriate cases to seek to encourage the provision of woks of art as part of schemes for development.  The steering group recognises that under planning legislation it is not possible for the planning system to make the provision of public art a mandatory requirement.

Thus the policy should make clear that the council will seek to encourage the provision of public art.

Suggested Changes

Include the term “will be encouraged to” after the word designs and replacing the word should in the first sentence.

An accessible Environment

Policy EV3

Basis of Objection

The second part of this policy is considered to be poorly worded and superfluous.  All house builders should be well aware of the provisions of part M and should automatically build the requirements into the design of the individual access points.

Suggested Changes

Delete the second sentence of the policy and the first three sentences of paragraph 3.2.21. 

Art in the Environment

Policy EV9
Basis of Objection

The Arts Council Steering Group recommended form of policy wording is for authorities, in appropriate cases to seek to encourage the provision of woks of art as part of schemes for development.  The steering group recognises that under planning legislation it is not possible for the planning system to make the provision of public art a mandatory requirement.

Thus the policy should make clear that the council will seek to encourage the provision of public art.

Small Villages

Policy EV15

Basis of Objection
The whole of the Gower area relies heavily on gap sites coming forward to accommodate the sustainable growth of the area.  This policy, and particularly policy (iii) may restrict this planned growth.

Criterion (iii) is far too subjective and will lead to uncertainty.  It may also be used to frustrate legitimate opportunities for development.  To overcome these concerns the Plan needs to either identify all sites it considers worthy of protection or qualify the terms more precisely.  

Suggested Changes

Either identify land considered worthy of protection or qualify the terms more precisely.  

Large Villages

Policy EV16

Basis of Objection
The third sentence of this policy is far too subjective and will lead to uncertainty.  It may also be used to frustrate legitimate opportunities for development.  

Suggested Changes

Either identify land considered worthy of protection or qualify the terms more precisely.  

Local Needs Affordable Housing

Policy EV17

Basis of Objection

Criterion (ii) needs to be qualified further to allow for the release of the binding agreement when a local need no longer exists.

Criterion (vii) is superfluous.  Utility companies have a statutory duty placed upon them to provide infrastructure.  

Suggested Changes

An extra few words need to be added to explain that the owner would be released from the binding agreement where a need no longer exists.

Delete criterion (vii).

Countryside Protection and the Greenspace system

Comment

Swansea seems to identify extensive greenspace designations without adequate justification. 

More detail should be provided on the methodology used and the survey work undertaken to identify Green Wedges and Greenspaces.  

Greenspace Protection

Policy EV21

Basis of Objection
Swansea seems to identify extensive greenspace designations with inadequate justification for the areas.  This policy is particularly worrying as it also attempts to afford protection to numerous unidentified sites.

Suggested Changes

More detail should be provided, perhaps in the form of a background paper, on the survey work undertaken to identify these areas.

All sites considered to be worthy of protection by this policy should be identified.

Locally Designated Sites

Policy EV26

Basis of Objection
Although worded differently to the policy on national designations the stance of the policy is very similar.  Planning Policy Wales clearly states that non-statutory designations carry less weight than statutory designations and that policies should make it clear that such designations do not preclude appropriate socio-economic activities.   

The HBF is concerned that the identification of SINC’s and RIG’s is left to supplementary planning guidance.  Either the sites should be identified on the proposals maps or the policy needs to include the basis for identification of such sites.  At present the policy is diverting decision-making responsibilities to SPG.

Suggested Changes

The policy should be re-written to conform to guidance making it clear that such sites do not preclude appropriate socio-economic activities.

The proposals map should identify the SINC’s and RIG’s or set out the basis for identification of them.  

Sewage Disposal

Policy EV31

Basis of Objection

This policy is superfluous.  Utility companies have a statutory duty placed upon them to provide infrastructure.  One of the purposes of development plans is to allow infrastructure providers to plan for new developments.  If utility companies have major concerns with new development then these concerns should be raised through objections to sites.  Not through the inclusion of a general policy which allows them to block all developments.  Such an approach is unsustainable as it results in windfall sites which are invariably brownfield being refused.  

Suggested Changes

Delete Policy EV31

Surface Water Run-off

Policy EV33

Basis of Objection

House builders are keen advocates of the use of SUDS in new development in appropriate circumstances.  However, the key concern with the implementation of SUDS lies in the adoption and long-term maintenance of such schemes.  There is widespread reluctance on the part of Welsh Water and local authority highway departments to take on the responsibility for these schemes once they are implemented.  

Suggested Changes

The UDP must address this issue to ensure that objectives for these systems can be achieved.

Paragraph 4.2.12

Phasing

Basis of Objection

If phasing is to be used in any way to control the release of sites then this needs to be set out in the development plan.  Developers require certainty as to when sites can come forward for development.

Suggested Changes

Either the reference to phasing is deleted from paragraph 4.2.12 or details on the phasing of sites should form part of the development plan.

Affordable Housing

Policy HC3

Basis of Objection
The HBF objects to this policy as it seeks to divert decision-making responsibilities to SPG.  Policies against which applications are to be assessed are required to be within the development plan and be subjected to independent scrutiny.

It is the role of the UDP to identify the policy and for the SPG to provide the details of the policy.

If the authority intends to operate a different policy in rural areas it needs to set the provisions of the policy out in the UDP.

By including a reference to the SPG in the policy the authority is seeking to confer s54a status to supplementary planning guidance.  

Suggested Changes

Delete the reference to supplementary planning guidance from the policy.

Set out in the policy the authorities intentions for affordable housing in rural areas. 

Community Facilities – Developer Contributions

Policy HC24

Basis for Objection
The HBF objects to Policy GDC37 on the basis that it does not conform with Welsh Office Circular 13/97 on Planning Gain which makes it clear that, authorities will ‘seek to negotiate’ with developers rather than ‘will be sought’.

The HBF interpret government policy, as requiring a level of certainty from a UDP as to the circumstances where developer contributions will be sought.  This policy provides no level of certainty for developers or the public. 

There has to be a serious doubt as to the effects of small developments on the local infrastructure.  To be in accordance with the requirements of Circular 13/97 there needs to be a demonstrable link between the impact of the development and the planning obligations being sought.  For this reason it is suggested that the policy should refer to large developments.

There should also be reference in the reasoned justification to the return of any unspent contributions to the payee if they have not been used for the purpose for which they were sought within a reasonable time.

Suggested Changes

The policy must recognise that the authority can only seek to negotiate with developers.  

The policy should refer to large developments.

The policy should include a reference to the return of unspent money.

Play Areas / Public Open Space

Policy HC33

Basis of Objection
The HBF objects to this policy as it attempts to divert decision-making responsibilities to SPG.  Unitary Development Plan Wales, 2001 is clear about the role and function of SPG and highlights that it is a mechanism to supplement the UDP.  

“Plan policies should not attempt to delegate the criteria for decisions on planning applications to SPG or to development briefs” (UDP Wales 2001 paragraph 2.15).

The sentence preceding this one reads:

“…it should be emphasised that SPG must not be used to avoid subjecting to public scrutiny, in accordance with statutory procedures, policies and proposals which should be included in the plan”.

The policy must set out the standard of open space provision to be sought.

The policy also appears to be avoiding setting a target threshold for the requirement of open space.

Planning Policy Wales states that:

“where substantial new housing is to be permitted, plans should include policies to make it clear that developers will be expected to provide open space which is reasonably related in scale and location to the development.“   (Paragraph 9.2.10)   

The Policy must address the scale of development from which it will be seeking open space and this must be in accordance with the above guidance.

Paragraph 4.5.19 should include a reference to the return of unspent contributions.  Where money has not been spent for the purposes for which they were secured they should be returned, with interest.  A reasonable period is considered to be 5 years form the date they were paid.

Paragraph 4.5.19 refers to maintenance costs being required.  The HBF considers that maintenance should be sought for no more than 5 years from the date of the obligation is entered into which equates to the “relevant period for the discharge of obligations” referred to in paragraph C4 of Circular 13/97.

Suggested Changes

Delete the reference to SPG from the policy.

The policy should set out the standard of open space provision to be sought.

The policy should set out a threshold target.

The policy needs to explain the situations where open space is to be required.

Parking

Policy AS4

Basis of Objection
By including a reference to the SPG in the policy the authority is seeking to confer s54a status to supplementary planning guidance.  

National Guidance is clear that “only policies in the development plan can have the special status that Section 54A of the 1990 Act provides in deciding planning applications” (UDP Wales, 2001 paragraph 2.14).

Suggested Changes

Delete the reference in the policy to supplementary planning guidance.

City and County of Swansea UDP

Pre-Deposit Consultation Draft


