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Emailed to ldf@warrington.gov.uk
Warrington Borough Council

Regeneration and Development

New Town House

Buttermarket Street

Warrington

WA1 2NH

10 July 2007

Dear Sir or Madam

Draft Planning Obligations SPD 

Thank you for giving the Home Builders Federation (HBF) the opportunity to comment on the above document. The HBF have considered the proposed document and have made the following observations:

General

It is crucial that any planning gain requirements are fully considered in relation to site viability. Whilst the public inevitably wants developers to fund all sorts of facilities and services in their areas, it must be remembered that developers can only be asked to fund these where need directly relates to new development. Furthermore, if planning gain requirements are unrealistic then landowners won’t sell their sites, and developers won’t find them profitable enough to develop. As a direct consequence, the Council would then be likely to struggle to meet it’s housing supply requirement. It would also then fail to meet its responsibility to meet the housing requirements of the whole community. Indeed, such a situation would result in worsening affordability problems. 
2. What is a Planning Obligation? 

The HBF objects to the requirement in paragraph 2.6 that the developer has to pay to monitor the developments. It is believed that this is overly onerous and goes beyond the remit of Circular 05/2005. 

Part 2

Education

The HBF objects to the requirements for education contributions set out in the SPD. The definition of family dwellings as properties with 2 or more bedrooms is based upon every bedroom space being occupied. However, the reality is that household sizes have been getting smaller.  It is clearly not the case that the average 3 bedroom house is occupied by 2 children, 4 bedroom house is occupied by 3 children and so on. The reality is many 2, 3, 4 and 5 bedroom dwellings are only occupied by couples. Consequently, the Council must base any requirement upon actual household sizes found within the Local Planning Authority for different sized bedroom dwellings, not upon unrealistic full occupancy criteria.

The charges listed in Table E.1 seem to be arbitrary targets. Implementing these blanket charges may not be appropriate in every case and will have a significant impact on viability. 

Appendix 1: Summary of Indicative Potential Obligations

The HBF objects to the blanket charges set out in this table. The HBF considers that many of the requirements for contributions are unnecessary as there is an increasing amount of households due to; an ageing population, increase in one person households, etc. which means that although more houses required, there are no additional people to cater for.    Further trends have indicated that the average household size is decreasing which supports the above argument.  Therefore, it is considered that the Local Planning Authority should not demand such requirements.  Existing mechanisms, such as Council Tax, should be used to provide funding for such facilities.

The Local Planning Authority must also consider the impact such an SPD will have in terms of the viability and affordability of a development.  It is inevitable that within the interim period where land has already been purchased and such developer contributions have not been factored in to the cost of development, in order to ensure the development remains viable, these costs will be passed on to the prospective buyer.  This further inflates prices and may result in the development being unaffordable.

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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