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Emailed to d.kearslet@preston.gov.uk
Planning Department

Environmental Services Directorate 

Lancastria House

77- 79 Lancaster Road

Preston

PR1 2RH

18 June 2007

Dear Sir or Madam

Interim Planning Statement: Affordable Housing Provision in Preston

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 does not consider that the evidence base the interim policy is based on is up to date and robust. The 2004 HND Study needs to be updated and in accordance with Government guidance the Council should carry out a Strategic Market Assessment. Although the HBF notes that the Council is carrying this out in July, it believes that the interim affordable housing policy should not be adopted until this has been completed. Any percentage requirement needs to be based on the findings of a Housing Market Assessment for the area, which should be carried out in consultation with the development industry. 

The HBF considers that low cost market housing should 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 Site Size Threshold

The HBF objects to the threshold of 1 dwelling or more for the implementation of affordable housing. It must be recognised that affordable housing requirements must not be so onerous that they threaten the delivery of the Council’s overall housing requirement. The Council has to consider a vital matter that, the very fact that thresholds are lowered is likely to reduce the supply of smaller sites coming to the market. Clearly any lower thresholds set will need to both comply with national guidance, and also be properly backed up by a sound evidence base.

5 Proportions of Different Types of Affordable Housing Sought

The HBF would recommend that the percentage of affordable housing for new residential development be determined on a site by site basis. 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. 

It is not for the Council to dictate precise levels of housing mix, this is something that only the market can address taking on board the latest information in respect of the types of housing sought in each housing market area. Therefore, the HBF would like to emphasise that this should be determined on a site by site basis. 

7 Development Standards for Affordable Housing

The HBF objects to the requirement that affordable housing be well integrated into a residential scheme. This is not always possible and very much depends on local circumstances.

The HBF believes that the requirements for affordable housing energy efficiency are overly onerous on developers. Affordable housing already significantly negatively impacts development viability and putting extra environmental requirements on housing will increase this problem. The number one sustainability issue should be to ensure that everyone has the opportunity of a decent and affordable home, which meets there needs. 

9 Circumstances where the affordable housing requirement will be relaxed or released

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.

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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