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3 October 2006

Dear Sirs

Plymouth LDF Core Strategy

I write on behalf Home Builders Federation and to make the following comments with regard to the Core Strategy.  Due to the format of the response form, it cannot be completed online.  I have therefore not completed the form and make comments by letter instead. 

The HBF consider this Core Strategy to be unsound for the following reasons:

Growth Proposals – Fails test number 9

The City Council should ensure that the proposals for development and growth of the City are deliverable and do not rely solely on a single form of development, for example high density brownfield sites, within the inner urban alone.  Due to remediation works required, previously developed sites may take additional time to come forward.  Should this be the case, the plan should be reasonably flexible enough to ensure that housing delivery is not constrained within the district as this would have detrimental consequences in terms of meeting housing needs and could potentially worse affordability issues within the district.

A greater amount of housing provision would provide flexibility in terms of the deliverability of sites.  For example, should some sites not come forward as programmed an over allocation would ensure the fluid continuous delivery of housing over the planned period.

The HBF would encourage a high supply of housing land beyond a five-year supply within the bank.  By having a greater supply, the Local Planning Authority could easily respond to changing circumstances, for example, an upsurge in the economy.  An appropriate phasing policy would be the mechanism to bring forward land should the need arise.
Housing Provision – Fails test number 9

As identified within the Core Strategy, a considerable amount of the provision is already committed as it is either under construction or with planning permission.  The HBF considers that this may prejudice the delivery of the critical mass required for an urban renaissance.  In addition, some of the commitments may not come forward and therefore should not be discounted.

The HBF also objects to the reduction of 2000 dwellings as a windfall allowance.  It is considered within PPS3, that ‘where it is not possible to allocate sufficient land, local planning authorities should make an allowance for brownfield windfalls only where particular local circumstances justify it.  The HBF consider that this is not the case in Plymouth and that the Planning Authority should provide certainty by proactively allocating land in consultation with the development industry.  

Affordable Housing – Fails test number 9

The requirement must be related directly to local need and not to an arbitrary aspiration applied to the whole of the City.  In addition, there are sites where the provision of affordable housing is inappropriate, where sites are too small to be developed profitably if an element of affordable housing is required or where the local need for affordable housing has not been identified.  Circular 6/98 makes it clear that in these instances such sites should not be required to provide affordable housing.  It is therefore inappropriate for all sites to be required to provide for 30% affordable housing and this option should be amended to include “where appropriate”.

Density Targets – Fails test number 9

The requirement for the totality of development to be at a density of 30 – 50 dwellings per hectare must allow for some development at lower densities to enable the provision of a full range of housing.  Some low-density development is essential, this should be adequately accounted for by the provision of substantial numbers of dwellings at higher densities.

Previously Developed Land – Fails test number 9

Whilst a high target for housing development on brownfield sites may be achievable during stages of the plan, when vacant and underused brownfield sites are available, there will be times when the such sites may not be readily available and Greenfield sites must be capable of meeting the demand.

Even if the target of 65% Brownfield sites is met, there is still a demand for the remainder to be provided on Greenfield sites.  These should not fail to be identified otherwise the Borough will fail to meet its housing targets.  The need for Greenfield allocations and their importance in securing the full aims of the strategy should be recognised in the plan.

Lifetime Homes – Fails test number 9

With regard to the requirement that a proportion of housing development should be “lifetime homes” there are a number of means of providing access and flexibility without specifically requiring lifetime homes.  The option should require the provision of flexibility, without detailing the need for “lifetime homes”.

Renewable Energy Requirement – Fails test number 4B

Targets for energy efficiency in new housing are inappropriately included in Core Strategy as PPS1 paragraph 30 requires it not to ‘replicate, cut across or detrimentally affect … legislation, such as those set out in Building Regulations’; paragraph 1.8 of PPS12 has similar guidance; new Part L of the Building Regulations cover this point and there is to be a government Code for Sustainable Homes.
Should such restrictions and regulations be enforced, the HBF believes this would be best achieved through 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.

If Plymouth Local Authority is dedicated to lowering carbon and reducing the resources consumed etc. it would be best advised to focus its efforts on the existing dwelling stock and its occupants rather than placing such rigid restrictions on the construction of new ones.  Particularly as the new homes built in one year in this country equates for less than 1% of our existing stock.  

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.

Planning Obligations – Fails test number 4B

New development must only be required to contribute to provision required to meet the genuine need it creates and must not be expected to contribute to any existing shortfall.  This is a fundamental requirement of Circular 05/05 and should be clearly stated in the proposed Option.

The Home Builders Federation looks forward to notification that these important issues have been taken on board and appropriate amendment made to the Core Strategy.

Yours faithfully

Hanna Mawson

Regional Planner 

