HBF Response to South Hams LDF Sherford AAP

Policy SNC2 fails to meet Soundness Test 9.

In terms of policy SNC2 Sustainable Development, the Federation believes that energy efficiency/ conservation in new homes will be best achieved through the Building Regulations. Experience has shown that the established system of building control in England and Wales provides a reliable framework for the control of health, safety and energy efficiency/ conservation matters within buildings.  With very few exceptions, national rules are applied consistently.  The Federation cannot see that there are likely to be any legitimate considerations relating to energy efficiency/ conservation, which would benefit from exposure to the planning system, or by the imposition of alternative requirement to those contained within the Building Regulations.

The Federation considers that the inclusion of energy efficiency targets would result in an inflexible policy.  For example, should advances in renewable energy/ energy efficiency exceed expectations the policy and targets could potentially be too low which could lead underachievement.  Conversely, should we be unable to provide new cost effective technologies for producing renewable energy/ energy efficiency measures, the targets specified (particularly in the latter phases) may be unachievable without significant investment.  This is likely to result in unviable developments, leading to more expensive dwellings, which would in turn exacerbate issues of affordability. 
Changes to standards/ requirements in construction need to be made with detailed consideration so that the cost of achieving the requirement does not outweigh the benefit obtained by the change.  For this reason we would ask that the requirement for dwellings be to achieve a high level of energy efficiency, without stipulating a specific criteria to be met.
The HBF wholly agree that homes must be built to high environmental standards to manage their energy usage and water consumption. However, the methods for doing so must be robust, consumer friendly and cost efficient. Under the latest revision of building regulations, new homes will be 40% more energy efficient than those built five years ago, and they are as much as six times more energy efficient than their Victorian and Edwardian counterparts. 
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Policy SNC6 fails to meet Soundness Test 7.

The affordable housing target is based upon a Housing Needs Assessment.  It is important to note that such surveys are now changing and the Government is to place increased emphasis on Housing Market Assessments.  It is acknowledged that the Council is currently underway with HMA work, however, the HBF is concerned that until this work is complete the present policy is not founded on a robust and credible evidence base.
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Policy SNC6 fails to meet Soundness Test 4B.

The target for affordable housing is not reasonable and does not take into account the ability of the development industry to provide affordable housing.  The requirement for 50% of housing provision overall to be affordable does not meet the requirements of Circular 6/98.  The percentage of affordable housing should be negotiated, it is not acceptable for the Council to have a top-down percentage target to be met on each site.  This should be negotiated on a site-by-site basis to reflect local need and site constraints.

The proposed tenure split of 15% social rented and 35% intermediate housing is arbitrary and does not take into account the specific characteristics of each site.  

In conclusion, the policy should be flexible to allow for negotiation of affordable housing and tenure spilt on a site-by-site basis.
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Policy SNC6 fails to meet Soundness Test 4C.

In terms of housing density, the HBF considers this policy to be under ambitious and does not accept RSS principles for urban extensions.

