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Emailed to epolicy@valeroyal.gov.uk
Vale Royal Borough Council

Environment and Sustainability Directorate

Wyvern House

The Drumber

Winsford

Cheshire

CW7 1AH

15 May 2007

Dear Sir or Madam

MANAGING HOUSING LAND SUPPLY SPD

Thank you for giving the Home Builders Federation (HBF) the opportunity to comment on your Draft Supplementary Planning Document for Managing Housing Land Supply. The HBF have considered the proposed document and have made the following observations:

Supplementary Planning Documents

The HBF has concerns about the manner in which the Council is intending to implement its revised SPD. Before preceding further with our response may we reiterate the government policy regarding the use of Supplementary Planning Documents as set out in PPS12 which states:   

        “2.43 Supplementary planning documents may cover a range of issues, both thematic and site specific, which may expand policy or provide further detail to policies in a development plan document. They must not however, be used to allocate land. Supplementary planning documents may take the form of design guides, area development briefs, master plan or issue-based documents which supplement policies in a development plan document. The following principles apply to a supplementary planning document:

i. it must be consistent with national and regional planning policies as well as the policies set out in the development plan documents contained in the local development framework;

ii. it must be clearly cross-referenced to the relevant development plan document policy which it supplements (or, before a relevant development plan document has been adopted, a saved policy);

iii. it must be reviewed on a regular basis alongside reviews of the development plan document policies to which it relates; and

iv. the process by which it has been prepared must be made clear and a statement of conformity with the statement of community involvement must be published with it.

         2.44 Supplementary planning documents may contain policies which expands or supplements the policies in development plan documents. However, policies which should be included in a development plan document and subjected to proper independent scrutiny in accordance with the statutory procedures should not be set out in supplementary planning documents” (PPS12 paragraphs 2.43/2.44).”

Given the above policy the HBF strongly believe that SPDs should not be used as a flexible policy lever, which can be revised by the council, to introduce what are effectively new policy requirements. SPDs should further explain and support the policy not prescribe it. Of course  the HBF is aware PPS3 become applicable to development from 1 April 2007 and as such is a material consideration. However, the requirements of PPS3 should be reflected in forthcoming development documents as intended by CLG in paragraph 6 of PPS3:

“6.  The policies in this PPS should be taken into account by Local Planning Authorities and Regional Planning Bodies in the preparation of their Local Development Documents and Regional Spatial Strategies They should consider the extent to which emerging Local Development Documents and Regional Spatial Strategies can have regard to the policies in this statement whilst maintaining plan-making programmes” (PPS3 paragraph 6).”
Whilst there is no comprehensive guidance given with regard to the incorporation of PPS3 in current local plans, except that should the council wish to reflect the advice in PPS3 sooner through policy then an early review of the local plan should be undertaken. This is also suggested in the CLG letter accompanying PPS3 to local authorities. 

In relation to the revised SPD criteria the HBF consider that the requirements are being introduced incorrectly. 

Introduction 

The HBF objects to this part of the SPD and believes it should be up dated to reflect the direction taken with regard to windfall development in PPS3: Housing which was published some six months ago. Paragraph 59 of PPS3 states that “allowances for windfalls should not be included in the first 10 years of land supply unless Local Planning Authorities can provide robust evidence of genuine local circumstances that prevent specific sites being identified.” We believe that robust and up to date evidence has not been provided. 

We would point the Council to the Advice Note issued by CLG on 11 April 2007 for the guidance of Government Offices and the Planning Inspectorate with regard to housing land supply. We urge the Council to now pay particular attention to this advice and review and amend the Council’s document. From reading this advice we are now of the opinion that Vale Royal Borough Council may not be “able to demonstrate a 5- year supply of specific sites which are deliverable as required by paragraph 54 of PPS3.”

The advice goes on to state that “Local Planning Authorities should be advised that where they cannot demonstrate an up to date 5- year supply of deliverable sites, they should: determine planning applications having regard to paragraph 71 of PPS3” An over reliance on windfall sites may be in conflict with this guidance. 

The Local Planning Authority must ensure that the planning system delivers a flexible and responsive supply of land.  It is important that the District’s portfolio of developable land is available, suitable and achievable.  The Local Planning Authority should not solely rely on one particular form of land (e.g. all previously developed land/ all urban extension) to deliver the housing provision as there may be barriers such sites being developed which may constrain the development of housing for a particular period.  This may have detrimental consequences in terms of an increase in demand for housing, which could lead to an increase house prices and an increase in commuting.   Therefore, it is essential a deliverable mix of housing land supply be provided for.

National Planning Policy Context 

The HBF objects to the use of the terminology “sequential approach.” Whilst PPS3 still prioritises the use of previously developed land over greenfield, the aspiration should be expressed in terms of the priority being given to previously developed sites. It should not be expressed using the terminology “sequential approach” as that approach has a very precise and specific meaning which is no longer appropriate.

In the circumstances the HBF would request that the Council refrains from implementing these policies and waits for their full and necessary testing through the statutory process of the core strategy examination. May we suggest this alternative approach is taken or the Council may be at considerable risk of having to defend an unsound SPD at planning appeal.

We would also request that the Council awaits the publication of the advice on the methodology for Strategic Housing Land Availability Assessments which is due next month. 
Thank you again for giving the HBF the opportunity to comment. We trust you will take our comments into account and look forward to receiving further information regarding the progress of the document.

Yours faithfully,

Laura Edwards

Laura Edwards (maternity cover for Gina Bourne)

Regional Planner – Northern Region
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