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Emailed to forward.planning@scarborough.gov.uk 

Scarborough Council

Forward Planning 

Scarborough

Y011 2HG

03 July 2007

Dear Sir or Madam 

Draft Affordable Housing Supplementary Planning Document 

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:

Evidence Base 

The HBF has concerns about the manner in which the Council is intending to implement its SPD. Before proceeding 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).”

Any matters of importance to development costs will instead need to be clearly set out in a Development Plan Document (DPD), rather than being delegated down to a SPD. Given that they could potentially have a significant impact on development viability, they must instead be dealt with in DPD’s and subject to the appropriate public scrutiny bestowed upon these.  
The Local Development Scheme provides for affordable housing to be brought forward in a Development Plan Document (DPD) entitled “Scarborough Borough Meeting Housing Needs”. This document would be subject to public consultation and independent examination. Reference to this arrangement is made at paragraph 5.38 of the Core Strategy (preferred options) document and it can be anticipated that the Core Strategy will contain a general affordable housing policy. In advance of these documents it is inappropriate to bring forward an Affordable Housing SPD unless it relates to a saved local plan policy. The local plan contains two policies (H2 & H5), which are saved and relate to affordable housing. However, these provide for specific levels of affordable dwellings in specified sites (H2) and rural exceptions (H5) and so do not provide the statutory basis for this document now being brought forward.
Paragraph 1.10

Whilst the HBF recognises that a Housing Market Assessment has been undertaken, it is not clear if this conforms to the government advice set out in Strategic Housing Market Assessment of March 2007. In particular there is a lack of clarity of involvement of the private sector as partners in the assessment as opposed to consultees. 

3. What is Affordable Housing?

The HBF believes discounted market housing should also be considered as part of the housing mix as it provides a housing for those households at the lower end of the market who would otherwise be concealed or occupy a social rented or intermediate dwelling.  This should be offset against the affordable housing requirement.

4. On which sites will Affordable Housing be expected?

The issue of affordable housing cannot be divorced from consideration of the issue of overall supply. If housing requirements are set at rates lower than the need and demand for new housing then it should not be a surprise to anyone that the affordability of housing in relation to local incomes is worsening. 

In seeking to determine what is an appropriate policy approach to securing affordable housing provision, consideration has to be given to the effects on overall housing supply. Particularly the viability of development sites which is a key theme of PPS3. Setting a higher percentage target or lower site size threshold is wholly counter productive if that target / threshold impacts on development viability and so prevents sites coming forward. Or, if achieving that target means compromising so heavily on other policy objectives and planning obligation requirements that the overall quality of development is adversely affected. Therefore, although the HBF recognises that the Council are varying thresholds and affordable housing targets depending on places, it recommends that affordable housing provision be determined on a site by site basis. This will take into account local circumstances and the overall viability of the scheme.

Paragraph 4.4

The HBF objects to the developer having to undertake a full financial appraisal of the scheme and this being assessed by an independent financial consultant. Authorities can seek to negotiate with developers and can request open book accounting but it cannot expect or require it.  Furthermore, different developers and development schemes will operate to different cost and profits and it will be difficult for a third party to comment on what is, and what is not, financially appropriate.

If this is absolutely necessary the HBF believes that this element of the policy needs expansion to provide that any information will be only submitted to a third party independent appraiser and not directly to the Council with only a summary report being available to the Council containing the recommendation of the advisor as to whether or not the proposed scheme would or would not be unviable.

5. What factors will be considered in negotiations?

The HBF emphasises the need for flexibility when determining where affordable housing provision should be made. 

Paragraph 5.12

Whilst we support the principles of integration of affordable housing and ensuring that any affordable provision is tenure blind we have concerns in relation to the principle of true pepper potting which is now being discredited on a national basis.

We support the view that particularly in relation to larger development sites the affordable housing provision should be provided in small clusters. 

Paragraph 5.14

The HBF objects to the requirement that 70% of affordable housing should be social rented housing. It advises against such a blanket policy and recommends that this provision is determined on a site by site basis.

Economics of Provision

There is nothing in PPS3 or Delivering Affordable Housing that permits price fixing as set out in paragraph 5.16. Indeed, it is clear from Delivering Affordable Housing paragraphs 94 and 95, there is no expectation that developers should meet any costing shortfall.

The Council need to define affordable housing in relation to incomes. This in turn will generate a subsidy for a given level of provision. If no grant is available then it will be a matter of negotiation to agree the scale and tenure of the affordable provision. The figures set out in Table 1 are unacceptable and contrary to government policy. They will be challenged if they remain in the document.

The proposed fixing of price levels at this low level is likely to lead to viability issues and prevent land coming forward contrary to local, regional and national expectations of the delivery of housing.

Affordable Housing Plans

The need for an affordable housing plan to be agreed before a planning permission can be implemented is acceptable but paragraph 6.2 goes too far by proposing refusal without an affordable housing plan being submitted as part of the application. As issues of viability are relevant, it is inappropriate and unreasonable to require a plan before an application has been considered. Through the application process, proposals can change and so it is not reasonable to settle the plan until the details of the application are agreed. The requirement for a plan should be a pre-commencement condition.

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

Home Builders Federation
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