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Core Strategy

Preferred Options Consultation
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RESPONSE FORM


How to make comments:

· For the Council to consider and process your representation effectively, please use this form 
to submit your comments on the Council’s Preferred Options.

· Please fill in one form for each comment, support or objection you have.

· Your response should be received by the Council no later than 4:30pm on Friday 21 July 2006.

· For more copies of this form visit (www.harrogate.gov.uk/localdevelopmentframework), 
email ldf@harrogate.gov.uk or phone Julia Lamb on 01423 556586.
· Alternatively, you can access this form on the above website, complete it electronically 
and email your response to ldf@harrogate.gov.uk .

· Once submitted, your comments will be available for others to read.
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Name:    Gina Bourne, Home Builders Federation
Agent (if applicable): n/a
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Address:  Brooklands Court, Tunstall Road
Address:


                Leeds



Postcode LS11 5HL

Postcode

‘phone: 0113 272 7573
‘phone:


email: gina.bourne@hbf.co.uk
email:



Please note: as well as reading the consultation newspaper and in order to comment in more detail, it is suggested that you refer to the relevant part of the main Preferred Options Consultation Report (available on the Council’s website, in libraries and Council Offices across the District, by contacting Julia Lamb on 01423 556586 or by emailing ldf@harrogate.gov.uk ).

Please indicate which paragraph number or Preferred Option you would like to comment on in this box:



Is this response to the Preferred Option Consultation:  in support
  an objection
          a comment only
(please put an ‘x’ in the appropriate box).

Please write your comments or reasons for support/objection in this box:



If you are objecting to a Preferred Option, do you prefer any of the Alternative Options in this consultation?  
If so, please indicate below which of them you prefer:


If you disagree with all the options in this consultation, please set out below your own preferred option:


Signed:  





Dated: 



Thank you very much for your response.

Please send your completed response form to the following FREEPOST address or email to: ldf@harrogate.gov.uk  before 4.30pm on Friday 21 July 2006:

FREEPOST HG111, Department of Development Services, Harrogate Borough Council, 
West Grove Road, Harrogate HG1 2ZR  (you don’t need to put a stamp on the envelope).
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Insert text: Preferred Option 1 and paragraph 4.18

















Insert text: Preferred Option 5

















OFFICE USE ONLY�














Ref No: 





Ack: �














�





OFFICE USE ONLY�














Ref No: 





Ack: �


















































continued:




















Support this settlement growth option. The HBF agrees with the concept of focusing development in and around the town of Harrogate, on the basis that this urban focus approach is in accordance with Government guidance and the draft RSS. In addition, the reference in paragraph 4.18 that this level of development will make a contribution to meeting rural housing needs and the delivery of a rural renaissance is welcomed. There is a need to get the balance right in order that development in the District as a whole will be sustainable and it is considered this approach achieves this. 















































HBF welcome the inclusion of the reference to the need for urban extensions are to be kept under review and if necessary allocated for release as set out in preferred option 5.





It is important to ensure that in the event that there is insufficient previously developed land to provide the appropriate level of housing within built up areas that alternative options are in place. It should also be recognised that there might be Greenfield sites that are in more sustainable, suitable locations than brownfield sites. 





The comment in paragraph 4.54 that using the results of the Urban Capacity Study and the existing planning permissions for housing there is still a shortage of land for housing in the area during the latter part of the plan period would suggest that this option is justified. 
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Insert text: Preferred Option 7 & 8
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We object to this policy on the basis that it reflects the overall housing numbers of housing provision in the draft RSS, which the HBF has objected to on the grounds that they are too low. Harrogate, as part of the Leeds City Region, has economic growth forecasts that are way above the figure for housing in the draft RSS. This policy is reflective of the approach of restraint that is currently being taken in Harrogate. The fact that housing provision in Harrogate is to be constrained to 400 dwellings per annum if considerably lower than recent average build rates is considered to be irresponsible and unsustainable. The District has to decide whether to strive to grow its economy, and if this is the case provide the appropriate level of housing, or to restrict economic growth to match the lower housing provision suggested.





HBF objects to preferred option 8 and would argue that it is not based on a robust and credible evidence base and does not allow for flexibility in the housing market and the changing dynamics of housing need.
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Insert text: Preferred Option 9, 10 & 11
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The HBF are not opposed to delivering affordable housing in Harrogate to meet the Government’s Sustainable Communities agenda. However, introducing a 50% affordable housing policy we believe to be a misguided attempt to use the private sector housing industry to perform what was until recent times a public sector duty.  





It is all very well setting high target of affordable housing to be sought but whether that leads to an increased provision of affordable housing or merely stifles housing development is debateable. We believe that the operation of such a policy in the past in Harrogate has tended to be more of an ‘anti-development’ policy. Since the summer of 2004 and the introduction of the 50% requirement the Council has succeeded in negotiating an average of 25% of affordable housing on qualifying new housing development. The evidence in appendix 4 in relation to details of planning permissions granted and percentages of affordable housing achieved and in particular the evidence that the 50% target has only been achieved on one planning application for 4 dwellings is noted. On the basis of this practical experience would it not be better to set a 25% target, which has been achieved and is therefore more realistic.   




















continued:





It is important to understand that setting a high target of affordable housing will not automatically increase the quantity of affordable housing output. Firstly, it is essential to seek an affordable housing provision, in both quantity and type, which will not render a residential development unviable. Also, with the majority of residential development taking place on Brownfield land where the existing land use value may be considerable, it is increasingly likely that if affordable housing requirements are too onerous, the residential land value will not exceed either the existing land value or commercial land values, so that if the site is developed it will be commercial rather than residential. This will inevitably result in fewer housing developments and thus, less affordable housing.  





The threshold for the preferred option 11 is set at two or more dwellings. Circular 06/98 and draft PPS3 both specify a threshold of 15 dwellings. Given that this policy is not in accordance with Government guidance, the policy should therefore be changed.





This policy is too onerous and may result in a reduction of affordable housing provision and the HBF would be concerned if this approach continued in the Core Strategy. 
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Paragraph 1.8 of PPS12 makes it clear that planning policies should not seek to duplicate or cut across matters more appropriately within the scope of other legislative regimes. Energy efficiency in building use and construction is the responsibility of the building regulations Part L. The result of a recent review of these regulations is that all new homes built after April 2006 will be 40% more energy efficient than new homes built in 2002. That is a massive and extremely rapid improvement in performance and new homes are now many tens of times more energy efficient than the existing stock. There must come a point at which, if we are to make real efficiency gains, more attention is given to existing stock, rather than constantly going for the easy option of further restrictions on new building and putting an undue burden on the development industry. These requirements are making new homes ever more expensive at a time when affordability is a serious concern and also at a time when these features are still not wanted by consumers.
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The requirement to provide a % of the energy to be used in new development to come from renewable energy sources should be removed as it is unworkable or negotiated on a site by site basis.
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Insert text: Preferred Option 35
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While this option is generally supported on the grounds it mirrors national guidance set out in PPG2, the HBF would welcome the inclusion of reference to the need for a more localised review of the Green Belt boundaries. However, we would caution against including additional land in the Green Belt unless there were very exceptional circumstances to justify such a move.
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Strategic objective one is not in accordance with draft PPS3 and should be changed to recognise that priority for housing should be given to developable brownfield land.
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HBF is concerned that this preferred option would contribute to the failure to deliver the Districts housing provision and affordable housing by seeking onerous planning contributions.  There is no flexibility incorporated that would allow constrained sites to be developed. 
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