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SPD: The Provision of Affordable Housing

4. The Need for Affordable Housing 

Evidence 

The SPD is based upon a Housing Requirements Study conducted in July 2005.  Firstly, this study is considered to be out of date.  The HBF objects to the use of such data for this purpose as the ‘needs’ within Calderdale may have altered significantly within that time period.

Secondly, it is important to note that such surveys are now changing and the Government is to place increased emphasis on Strategic Housing Market Assessments.  The HBF is concerned that until the SHMA work is complete the emerging policy is not founded on a robust and credible evidence base. The Council should ensure that a proper Housing Market Assessment is undertaken with the full involvement of the property industry in order to help underpin the evidence base for any policies and requirements. PPS3 (Annex C) gives the requirements of the outputs from Housing Market Assessments and states assessments should be prepared collaboratively with stakeholders, suggesting that the involvement of the industry is a key part of the methodology. Furthermore, ensuring that everyone has the opportunity of a decent home means, at the outset, ascertaining what everyone’s needs are (again, not just the needs of the minority not able to satisfy their own needs). Hence, the requirement to carry out a local housing market assessment.

Definitions of Affordability 

The HBF believes that discounted market housing should also be considered as part of the housing mix as it provides 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.

6. Affordable Housing Requirements

Types of Provision 

The precise mix of affordable dwellings in any housing development should be a matter for negotiation between developers and the Council taking on board the latest information from the evidence base, the availability or not of grant funding, current market conditions, and the nature and characteristics of each site. It should not be purely dictated by the Annual Statement of Needs. 

10. Design and Quality

6.1

The HBF would like to emphasise that these requirements must take into consideration site viability. Affordable housing already has a significant impact on site viability and additional contributions such as those listed will negatively affect this further. The Local Planning Authority must consider the impact that the SPD will have in terms of the viability and affordability of a development. The requirements, alongside the plethora of other Section 106 agreements are likely to adversely affect viability. 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. 

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.”

7. Development Costs

The HBF objects to the developer having to undertake a full financial appraisal of the scheme. 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 absolutely necessary we believe 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.

9. Securing Affordable Housing: Conditions and Planning Obligations 

It is usual that a section 106 Agreement will provide for an offer to be made to a RSL then if they do not accept, a further offer to a second RSL and if they refuse then sale is permitted on the open market subject to the payment of a financial contribution to the Council. In these circumstances it is not possible to impose a planning condition because it is after the event. It would be totally unreasonable to prevent occupation of general market housing before the affordable housing has been built as that may not be appropriate in terms of the sensible build sequence of a site. In addition an agreement with an RSL can take 12 months before it is concluded and it would be uneconomic to have built properties unoccupied for that period

