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COMMENTS FORM

Please take this opportunity to help shape the future of your local area by completing this questionnaire.

Before you start please read the Issues and Options Paper.  Each question has a number of options for you to choose from, followed by a box for you to explain the reason for your answer, or provide additional alternative options.

Please note that a separate, shorter, form is available for any comments you may have regarding the sites that have been proposed, or if you wish to suggest a new site to be considered for housing in Eden.

The consultation on the Issues and Options paper lasts for 6 weeks and the questionnaire needs to be returned by Friday 21st September 2007.

This form may be photocopied, or you can obtain further copies free of charge from Eden District Council. If there is insufficient space provided, please continue on a separate sheet as necessary and staple it firmly to this form.

If you require a copy in an alternative format (e.g. large print) please contact the Communication Officer on 01768 212137

We would like your responses to the questions we have posed throughout the Issues and Options Paper. Your responses will help to firm up ideas for the next stage of the Local Development Framework: preparation of “Preferred Options” for the Housing DPD.

	Your Details

Name  Gina Bourne.………..…..……….

Organisation…Home Builders Federation……………..…………….
Address  Brooklands Court, Leeds……………………..…...………
…………………………………......…….....

…………………………………..……..…...

Postcode: LS11 5HL……………..…………..

Email: gina.bourne@hbf.co.uk………


	Agent’s Details (if applicable)

Name………………….……………...……..
Company …………………………..………
Address …………………….…....…..….…

……………………………..….……..………

…………………………….……...…….…...

Postcode …………………….…...……..…

Email ………………………….…..……….




Question 1: Do you agree with the draft objectives for housing?

a) Yes
(
b) No 
( (what should be changed/added to make them more relevant for Eden?)

	Please provide any additional comments to explain your answer

No comment




Question 2: Are the figures in Table 1 appropriate to create and maintain sustainable communities in Eden?

a) Yes
(
b) No 
(( (please provide alternative proportions)

	Please provide any additional comments to explain your answer

The HBF would recommend that the Council conducts a Housing Land Availability Assessment in order to assess where housing can be allocated across the area, in accordance with current Government policy and with the full cooperation of the house building industry. All sites should be available, suitable and achievable (paragraph 54, PPS3), in order that the Council is able to meet its housing targets. This would ensure that policies were based upon a robust and credible evidence base, meaning that housing can be realistically delivered. 


Question 3: Should the percentages for housing provision in the different settlements be shown as band ranges rather than specific figures?

a) Yes
((
b) No
(
	Please provide any additional comments to explain your answer

This would enable more flexibility when determining where housing should go, meaning that policies can be adapted to changing circumstances. However, the above comment should be taken into account before determining the band ranges. 




Question 4: Should the size of individual developments in Local Service Centres continue to be limited in order to allow development to be spread across the district each year?

a) Yes
( (if Yes, what should the limit be?)

b) No
((
	Please provide any additional comments to explain your answer

The HBF considers that the reference to the sequential approach in this document should be removed. Given the Government guidance set out in PPS3, the HBF considers it ill-advised to proceed with the principle of a sequential approach in relation to development principles when that approach no longer forms part of emerging Government thinking. The sequential approach has been deliberately omitted from PPS3 as a way of speeding up the delivery of and release of land for housing. Government acknowledges that the sequential approach has been mis-applied by many local authorities and has been used as a tool to avoid releasing sufficient land for housing rather than its intended purpose, which was to ensure that sufficient land was released but that those releases should be the most sustainable. Therefore, the Council should not put restrictions on development, and must ensure that the planning system delivers a flexible and responsive supply of land.




Question 5: Should a more flexible approach to the affordable housing requirement be adopted for social rented housing (allowing less than 50%) in certain circumstances to ensure social rented housing is provided to meet local needs?

a) Yes, a minimum of 30% social rented should be considered 

((
b) Yes, a minimum of 40% social rented should be considered
 
(
c) No, the minimum of 50% affordable housing should be maintained
(
	Please provide any additional comments to explain your answer

Whilst the HBF recognises that the Council’s Housing Needs Survey has been conducted recently in 2006, the HBF believes that any percentage requirements need 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. It is concerned that until such a survey has been conducted the evidence base for the targets is not up to date and robust. Although the HBF recognises that the Council is considering viability when lowering the target for social rented housing, it believes that 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 is not for the Council to seek to dictate a precise mix for all housing developments. 




Question 6: Should the Council consider allowing affordable housing to be provided off-site? 

a) Yes, in any location





((
b) Yes, but only in locations with low levels of affordable housing need in the Housing Needs Survey






(
c) No, affordable housing should be provided on site
(
	Please provide any additional comments to explain your answer

There is no reason why off-site affordable housing should not be considered in appropriate circumstances in lieu of providing affordable housing, if the need for affordable housing can be justified.




Question 7: Should the Council allocate sites as being suitable solely for providing affordable housing development?

a) Yes 
(
b) No
((
	Please provide any additional comments to explain your answer

This would not be viable for the house building industry, and is therefore an unrealistic aim. 




Question 8: What is the best way to define and measure the affordability of housing in Eden?

a) Keep the current multipliers (i.e. 3 times individual earnings or 2.5 times household income)











(
b) Increase the multiplier to reflect the higher rates offered by mortgage lenders
(
c) Provide a price range for different types and size of house that would be considered to be affordable









(
d) Consider affordability in terms of the percentage of net income that is spent on housing costs










(
e) Other (please specify)








(
	Please provide any additional comments to explain your answer

No Comment




Question 9: Should an indication of the household size, type and tenure be given, based on the Housing Needs Survey, for all sites that are allocated? (Tick all that apply)

a) Size




(
b) Type




(
c) Tenure




(
d) Other 




((
e) No indications should be provided
(
	Please provide any additional comments to explain your answer

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. HBF have frequently proposed that any assessment of housing requirements must take account of the whole market and that focusing on the need for social rented housing, as many Housing Needs Assessments do, does not address the issues of housing supply of all tenures.  PPS3 recognises that assessments must be more than just as assessment of the need for affordable housing.     

Therefore, any indication of the household, size and tenure should be informed by this Assessment. Targets should not be too prescriptive and must allow for changing circumstances. 


Question 10: Would you support a viability test, in principle, for assessing the proportion of affordable housing that should be provided on individual sites? (when developers propose a lower figure than stated in the housing policies)

a) Yes
(
b) No 
(
	Please provide any additional comments to explain your answer

No Comment. 




Question 11: Should the Council support the use of the following in order to provide affordable housing in Eden? (tick all that apply)

a) Community Land Trusts



(
b) Self build





(
c) Coat Tailing





(
d) Other (please specify and explain your idea)
((
	Please provide any additional comments to explain your answer

Low cost 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. A narrow focus on largely public sector affordable housing provision ignores the contribution the private sector makes to meeting affordable housing demand, and tends to stifle private sector initiatives which can contribute towards meeting the Government’s housing objectives, as well as meeting the desire for home ownership among a large section of the population. The more robust evidence base and broader approach required for the new local authority Strategic Housing Market Assessments to replace Housing Needs Surveys should bring the private sector’s contribution into sharper focus. 




Question 12: Do you think that the Council should consider the conversion of holiday accommodation to provide affordable housing?

a) In Key Service Centres only







(
b) In Key Service Centres and Local Service Centres only



(
c) In any village with an identified need for affordable housing


(
d) Holiday accommodation should not be converted into affordable housing
(
	Please provide any additional comments to explain your answer

No Comment




Question 13: How can the Council ensure that affordable housing remains affordable and is not lost in the future?

	The Council should be aware that it cannot seek all units to be retained and used as affordable housing in perpetuity as paragraph 38 of PPS3 allows purchasers of shared equity schemes to buy the final share and staircase out.




Question 14: Do you agree with the definition of a local connection to the area as described in the Issues and Options paper? 

a) Yes 
(
b) No 
( (Please give proposed amendments/reasons)

	Please provide any additional comments to explain your answer

No Comment




Question 15: Should a local connection be allowed to extend beyond the district boundary for development in parishes on the edge of the district?

a) Yes, any parish adjoining the parish where the development is proposed should be considered regardless of which district (or county) it is in

((
b) Yes, but only for adjoining parishes of other districts in Cumbria (i.e. Allerdale, Carlisle and South Lakeland)






(
c) No, the local occupancy should only be for Eden residents
(
	Please provide any additional comments to explain your answer




Question 16: Should the Council attach a local occupancy clause to:

a) All new housing development in Penrith?




(
b) A proportion of housing development in Penrith (e.g. 80%)?

(
c) Only the affordable element of housing development in Penrith?
((
	Please provide any additional comments to explain your answer

The HBF considers that a local occupancy clause should only be applied to the affordable element of housing development in Penrith, in order that mixed and sustainable communities are created. 




Question 17: Do you support, in principle, a standard contribution on housing developments to provide for the following? (tick all that apply):

a) Affordable housing 




(
b) Community open space provision


(
c) Community facilities including play equipment
(
d) Flood alleviation and water extraction

(
e) Transport infrastructure



(
f) Other (please specify)




(
g) No standard contributions should be set

((
	Please provide any additional comments to explain your answer

It would not be appropriate for the Council to set standard contributions for developer contributions. Circular 05/05 states that “A planning obligation must be:

(i) relevant to planning;

(ii) necessary to make the proposed development acceptable in planning terms;

(iii) directly related to the proposed development;

(iv) fairly and reasonably related in scale and kind to the proposed development; and

(v) reasonable in all other respects.”

Therefore, it is better if contributions are assessed on a site by site basis, to ensure that all these criteria are met. Local authorities must be encouraged to assess the impact of their S106 Affordable Housing Demands in the context of other S106 demands and other demands outside the scope of the S106 agreement, all of which reduce the scope for provision of Affordable Housing. The Government’s target for all new homes to be carbon zero by 2016 will have a significant additional impact on residential development and therefore on land values.




Question 18: Should the Housing DPD make an allowance for a very small number of windfall developments to take place to provide affordable housing in Eden?

a) No, there should be no allowance for windfall sites and all sites should be allocated through the Local Development Framework



((
b) Yes, windfall sites can be allowed to provide affordable housing in the Key Service Centres and Local Service Centres only






(
c) Yes, windfall sites can be allowed to provide affordable housing in any village 
(
	Please provide any additional comments to explain your answer

As the Council notes the Government is trying to move away from this approach in order to give greater certainty for development. Therefore, the HBF would advise the Council not to include any allowances for windfalls, particularly if they are being used for affordable housing as this is unlikely to be viable. 




Question 19: If windfall sites are to be allowed, should they be allowed on:

a) Previously developed sites (excluding agricultural buildings) only?
(
b) Previously developed sites (including agricultural buildings) only?
(
c) Previously developed sites and small Greenfield Rural Exception sites in rural areas to provide affordable housing in perpetuity?



(
	Please provide any additional comments to explain your answer

No Comment




Question 20: Should Eden consider agricultural buildings as being previously developed land when searching for sites and applying the sequential approach?

a) Yes, consider the redevelopment and/or re-use of appropriate land containing agricultural buildings (i.e. the traditional farm stead) ((
b) Yes, consider the conversion of appropriate traditional agricultural buildings only
(
c) No, consider agricultural buildings as Greenfield sites (
	Please provide any additional comments to explain your answer

The Government emphasises the need to tailor national guidance to locally specific circumstances, and for an efficient use of land. Therefore, in Eden’s case classifying agricultural buildings as brownfield land will help the Council to meet its brownfield targets and overall housing targets. 




Question 21: If agricultural buildings are considered to be previously developed, should they be considered for development?

a) In Key and Local Service Centres only
(
b) In any village with services


(
c) In any rural settlements


((
	Please provide any additional comments to explain your answer

The Council should not try to restrict where agricultural buildings can be considered for development. The merits of each site should be taken into consideration when deciding on land allocations (certainty of development, sustainability) without the need for restrictive policies.  




Question 22: If a need for additional gypsy and traveller sites is identified for Eden district, should these sites be located:

a) As extensions to existing sites?




(
b) Within Penrith?







(
c) Within all of the Key Service Centres as appropriate?

(
d) Within Key Service Centres and Local Service Centres?

(
	Please provide any additional comments to explain your answer

No Comment




Question 23: How should the Council seek to prioritise the search for sites in Local Service Centres and other villages?  (tick all that apply)

a) Proximity to, or availability of public transport to access, a Key Service Centre?
(
b) The services that are provided within the village?





(
c) Housing need data?









(
d) Other  (please specify)


  
((
	Please provide any additional comments to explain your answer

The search for sites should be informed by a Housing Land Availability Assessment carried out with full consultation with the house building industry. Sites should be available, suitable and achievable in accordance with paragraph 54 of PPS3. Ensuring that sites can be realistically delivered should be the Council’s main priority in order to meet its housing allocation. 




Question 24: When considering sites for housing development within Local Service Centres and villages, should the Council identify sites that are:

a) Within the village envelope only?



(
b) Within the village envelope or directly adjacent to it? 
((
	Please provide any additional comments to explain your answer

The HBF would like to emphasise the need for flexibility when determining where housing should be developed around villages. If there is a high demand for housing around these areas then housing should be developed so that homes can be provided where people want to live. 




Question 25: Should the maximum size of individual sites that are allocated in villages be limited?

a) Yes, they should be limited to a maximum of 0.33 hectares or 10 dwellings
(
b) Yes, they should be limited to a maximum of 0.67 hectares or 20 dwellings
(
c) Yes, they should be limited to a maximum of 1 hectare or 30 dwellings 
(
d) No, there should be no maximum size for sites in villages


((
	Please provide any additional comments to explain your answer

The HBF objects to the blanket targets for the number of dwellings around villages set out in the other options. There needs to be some flexibility when determining the maximum size of individual sites allocated in villages, depending on the local circumstances of the site in question. Restrictive development targets will not help the Council to meet its housing targets and may worsen the affordability gap if demand is greater than supply.   




Question 26: How can the Council meet the housing needs of an increasingly ageing population?

	No Comment




Question 27: Do you have any additional comments you wish to make regarding housing issues in Eden?

	No Comment




Signature: Gina Bourne…………………………………Date17/09/07………….…………
	Please return completed forms to:

Planning Policy Manager, Planning Policy, Department of Policy and Performance, Town Hall, Penrith, CA11 7QF

Or email to: loc.plan@eden.gov.uk 

Please return this form no later than Friday 21st September 2007.  


Thank you
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