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Background

Currently, the release of additional housing land through the granting of planning permissions for housing is significantly restricted because there is a large over-supply of housing land.  Policy HL1 of the Fylde Borough Local Plan (As Altered) Oct 2005 is the relevant policy.

As a result of the planned publication of a new Regional Spatial Strategy for the North West by the Government in Spring 2008, it is likely that the amount of housing to be developed within Fylde Borough up to 2021 will be increased.  This will mean that by early 2008, the Council will be able to relax the restrictions currently in place, and grant some additional planning permissions for housing.  A new policy is required to replace Policy HL1.

The Council is therefore to prepare an Interim Housing Policy which will indicate how the Council will determine planning applications for housing development in the interim period before the  Local Development Framework is prepared.  

The purpose of the policy will be to inform the wider community, including applicants and developers who may wish to apply for planning permission how the Council is likely to determine planning applications and to provide a basis for the Council to make fair and consistent decisions on planning applications for housing in this interim period.

The scope and approach of the policy is yet to be decided and the responses which are received to the attached questionnaire will help the Council to determine a ‘fit for purpose’ policy which is supported by the wider community.

The questionnaire raises a number of matters and options in relation to the potential scope of the proposed policy.  There may be other matters and options which respondents want to suggest.

The Council would welcome such suggestions so that the widest possible consideration can be given to this important subject.

Glossary

The questionnaire contains a number of questions of a technical nature.  Within the text mention is made of a number of terms which need some clarification for those people who may not have a detailed knowledge of planning processes and procedures.

Interim Housing Policy:
A non-statutory  policy document which will  help to guide the Council make decisions on planning applications for housing in the period before the Core Strategy is adopted.

Core Strategy:
The primary part of the Local Development Framework.  The Core Strategy will identify the broad locations throughout the borough where housing (and other) development will take place.

Local Development 

Framework:
A new system of ‘Local Plans’  which is comprised of a number of separate policy documents including the Core Strategy.  The Local Development Framework forms the local part of the statutory ‘development plan’.

Local Plan:
All references in the questionnaire to the ‘local plan’ relate to the Fylde Borough Local Plan (As Altered) which was adopted by the Council in October 2005.

Regional Spatial Strategy:
A Strategic Planning Policy Document covering the whole of the North West of England.  The Regional Spatial Strategy (RSS) indicates (amongst other things) how many new dwellings need to be built in all the local authority areas of the North West.  The Regional Spatial Strategy forms the regional part of the statutory ‘development plan’.  A new draft Regional Spatial Strategy has been prepared and should be finalised early in 2008.
The time period of the draft RSS is 2003 – 2021.

Key Service Centres:
Towns identified in the Regional Spatial Strategy which act as service and transport centres for surrounding villages and rural areas, in which new development should be concentrated.

Settlement Boundaries:
The boundary of towns and villages as shown on the Proposals Map of the Local Plan.  Settlement Boundaries mark the extent of the towns and villages and their boundaries with the ‘countryside areas’.

Previously 

Developed Land:
Land that is or was occupied by a permanent  structure (excluding agricultural or forestry buildings)   and associated fixed surface infrastructure.  The definition covers the curtilage of the development, including private gardens.

Greenfield Land:
Land that has not been previously developed.

Urban Extensions:
A planned extension of a town or village normally on a greenfield site.

Sustainable 

(Development):
Development which meets the need of the present without compromising the ability of future generations to meet their own needs.

Strategic Housing 

Market Assessment:
An evidence based assessment of the local housing market that identifies the level of housing demand and need so that the right number of dwellings of the right size and type can be provided through the planning system.

Strategic Housing Land 

Availability Assessment:
An evidence based assessment of the level of housing that could be provided by identifying buildings or areas of land that have development potential  for housing.

Countryside Area:
A planning designation covering most of the areas of the borough outside the settlement boundaries in which development is restricted.

Green Belt:
Parts of the Countryside Area where the development of land is particularly tightly controlled to prevent neighbouring towns from merging.

Plan-led System:
The principle that policies on the development of land are made within the development plan, and that decisions on planning applications are generally made in accordance with the development plan. 

Planning Policy

Statement 3 (PPS3)

Housing
Planning Policy Statements set out the Government’s national policies on aspects of planning in England.  PPS3: Housing sets out the national planning policy framework for delivering the Government’s housing objectives.

Housing Requirement:
The number of new dwellings to be built in the Local Planning Authority’s area, as defined in the  Regional Spatial Strategy.

Five Year Housing 

Requirement:
The number of new dwellings to be built over the next five year period.

Housing Supply:
The number of dwellings for which planning permission has already been granted and which are likely to come forward for development over the next five year period.

Housing Density:
The average number of dwellings built per hectare usually expressed as x dph (dwellings per hectare) .   

Code For Sustainable 

Homes:
A set of Code Standards for key elements of the design and construction which affect the sustainability of a new home.  The standards are defined in six levels.  Level six reflects the ‘carbon zero home’.

Lifetime Home 

Standards:
A set of sixteen design features that ensure that a new dwelling will meet the needs of most households.


The design features increase the accessibility and adaptability of dwellings which will help people to stay longer in their own homes as they get older.

Building Regulations:   
A set of national regulations published by the Department of Communities and Local Government covering the construction of most new buildings and many alterations to buildings.  They cover the structure of buildings, fire safety, sound insulation, drainage, ventilation, electrical safety, energy efficiency and accessibility.

Affordable Housing:
Housing which is provided at below market costs to specified eligible households who are unable to access housing through the open market.

Market Housing:
Private housing for rent or for sale, where the price is set on the open market.

Housing Needs Survey:
A evidence based assessment that establishes the needs of the community for affordable housing in terms of the tenure, number and size of dwellings required.

Questionnaire

Matter 1:


Should the Interim Housing Policy allow new housing development only in Lytham/St Annes and Kirkham/Wesham (as does Policy HL1 of the Local Plan) or should it apply to other smaller settlements?

The following options are suggested:

Option 1:
Allow the development of new housing only in Lytham St Annes and Kirkham/Wesham and the  urban parts of Fylde Borough adjacent to the Blackpool boundary at Squires Gate Lane and Normoss. 


Lytham/St Annes and Kirkham/Wesham are identified as Key Service Centres in the draft Regional Spatial Strategy.  It is envisaged that most development will be within these centres.  

Option 2:
Allow the development of housing additionally (to the above) in Freckleton/Warton.

Freckleton and Warton  are not defined as  Key Service Centres in draft Regional Spatial Strategy but on the other hand may hold some sustainable development opportunities for housing that would provide for local needs.

Option 3:
Allow the development of housing additionally (to both the above) in the rural villages  of Wrea Green, Elswick, Newton, Clifton, Staining, Little Eccleston, Treales, Weeton, Wharles and Singleton.

The rural villages  are not defined as  Key Service Centres in draft RSS but may hold modest sustainable development opportunities for housing that would provide for local needs.

Option 4:
You may wish to suggest an alternative policy approach.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option in the interests of the wider community.

Option 1

Option 2

Option 3

Option 4


If you have ticked Option 4 please describe your alternative approach below and say why this would be preferable in the interests of sustainable development and the wider community:

	The HBF believes that such a policy should be developed after a Housing Land Availability Assessment and a Strategic Housing Market Assessment have been conducted with the full cooperation of the house building industry. The most critical output of the planning system for the industry is land that is available for development or redevelopment of housing. This requirement is acknowledged in PPS3 paragraph 54 that states ‘LPA’s should identify sufficient specific deliverable sites to deliver housing in the first 5 years. To be considered deliverable, sites should be available, suitable and achievable. Without these studies strategic policies will not be based on a robust and credible evidence base. 




Matter 2:

Should the policy restrict development opportunities to land within the existing settlement boundaries (mainly previously developed land), or should it allow the development of other land (mainly greenfield land) outside but adjacent to existing settlements (i.e. urban extensions)? 

The following options are suggested:

Option 1:
Allow housing development only on sustainable previously developed sites within the settlement boundaries.

A key objective of PPS 3: Housing is that local planning authorities should continue to make effective use of previously developed land in sustainable locations.  


The benefits of restricting housing land releases to previously developed sites within settlements are that these would be more sustainable (on the whole) less contentious and would leave the big decisions on greenfield urban extensions top be decided in the Core Strategy.


The disbenefits are that insufficient previously developed sites may come forward to meet housing targets, and that flat developments may continue to predominate on smaller sites.

Option 2:
Allow housing development on sustainable previously developed and greenfield sites within the existing settlement boundaries.


There are very few greenfield sites within settlements, but the development of those that still do exist could harm the setting, character or visual amenities of the town or village.

Option 3:
Allow housing development mainly on sustainable previously developed and greenfield sites within the existing settlement boundaries. But, exceptionally, allow housing development on greenfield sites outside the settlement boundaries (greenfield urban extensions) where the applicant can demonstrate by clear evidence that the release of a greenfield site as a sustainable urban extension is necessary and timely in the public interest, having regard to all relevant considerations including the results of the Strategic Housing Market Assessment and the Strategic Housing Land Availability Assessment.


At the level of house-building envisaged by the draft Regional Spatial Strategy, it is likely that a significant amount of housing will have to take place on greenfield sites outside the current settlement boundaries at some stage before 2021.   

However, it is one of the primary functions of the Core Strategy to indicate generally where such housing land releases are to be made thus allowing the most sustainable greenfield sites to be developed having regard to a full examination of all the options, formal sustainability appraisal of competing sites, and widespread public consultation.    

Releasing greenfield urban extensions  through planning applications would not have this advantage.

Option 4:
You may wish to suggest an alternative policy approach.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option in the interests of sustainable development and the wider community.

Option 1

Option 2

Option 3

Option 4


If you have ticked Option 4 please describe your alternative approach below and say why this would be preferable in the interests of sustainable development and the wider community:

	__________________________________________________________________________________

__________________________________________________________________________________




Matter 3:

Should the policy allow housing development on land designated for other purposes or protected by policies in the Local Plan?

The following options are suggested:

Option 1:
Allow housing development only on sites which are not allocated/protected for other purposes in the Local Plan.  


This approach would allow the Interim Housing Policy to be read alongside the policies of the Local Plan in a complementary way.

Option 2:
Allow housing development on sites, even if they are allocated/protected for other purposes in the Local Plan. 

It may well be perverse to have a non-statutory Interim Housing Policy  which contradicted and sought to override the existing statutory policies of the Local Plan. Such an approach could be said to be extending the scope and function of the Interim Housing Policy beyond its necessary and immediate purpose. 

This matter also has implications for the options in  Matter 2 since the granting of planning permissions on greenfield sites outside the settlement boundaries would involve development in Countryside or Green Belt areas and as such would contradict Policies of the Local Plan.

Option3:
You may wish to suggest an alternative policy approach.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option in the interests of sustainable development and the wider community.

Option 1

Option 2

Option 3


If you have ticked Option 3  please describe your alternative approach and say why this would be  preferable  in the interests of sustainable development and the wider community:

The Council should employ a flexible approach to deciding whether housing should be allowed on sites which have been allocated for other purposes in the Local Plan. Ideally this policy should be reviewed in light of changing circumstances, as in some cases the need for new housing may out weigh other possible uses. 

Matter 4:

Should the policy identify a maximum size of site which could be released for housing development?

The following options are suggested:

Option 1:
Have no upper size limit.

Arguments in favour of having no upper limit on the size of a site, would include the fact that if the site was sustainable and appropriate in all other respects, there may be no reason to prohibit its development since it would help to meet the need/demand for additional housing in the  borough.

Option 2:
Have an upper size limit of (say) 100 dwellings or 2Ha.

Arguments in favour of having an upper size limit would include the fact that releases of large sites through the planning application procedure would undermine the plan-led system and the purpose of preparing a Core Strategy.

Option 3:
Have an upper size limit as above, but subject to a provision to allow larger sites providing that a truly mixed development scheme is proposed involving other land uses such as employment development.

If a large sustainable site came forward, there may well be an argument in favour of seeking to achieve a mixed development (e.g. housing and employment uses) in line with the broad objectives of Government and RSS policy.  

Option 4:
You may wish to suggest an alternative policy approach.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option in the interests of sustainable development and the wider community.

Option 1

Option 2

Option 3

Option 4


If you have ticked Option 4  please describe your alternative approach and say why this would be  preferable  in the interests of sustainable development and the wider community.

	__________________________________________________________________________________

__________________________________________________________________________________




Matter 5:

Should the policy incorporate a managed release approach to housing land?

The following options are suggested:

Option 1:
Grant additional planning permissions for housing  irrespective of the prevailing level of planning permissions for housing.

One of the matters given prominence by PPS 3: Housing is the need for Councils to maintain a continuous five year supply of deliverable housing land.  It indicates that where local planning authorities cannot demonstrate an up-to-date five year supply of deliverable housing sites, they should consider favourably planning applications for housing, having regard to the policies in PPS3.

In the current situation where annual housing completions have been much lower than anticipated in the draft Regional Spatial Strategy,  there may be a reasonable argument to grant additional planning permissions, irrespective of the prevailing supply of planning permissions,  in order to help increase the current building rate.

Option 2:
Grant additional planning permissions for housing  sites only if there was less than a 7 years supply of planning permissions for housing (or some other reasonable period).  (The inference would be that planning permission would  be refused if there was over 7 years supply of housing land).

The purpose of managed release  mechanism would be to ensure that neither too little nor too much housing land is made available in any given period, having regard to the overall housing requirement contained in the Regional Spatial Strategy (306 dwelling per year) and other material considerations.

A five year supply  should represent the minimum housing land supply which the Council should seek to have available at all times, for the purposes of this policy.  

However, one of the main factors which argues in favour of having a maximum housing supply limit is if too many sites are granted planning permission in the interim, the ability of the Council and the community to select the most sustainable sites through the Local Development Framework process would be significantly undermined.

Option 3:
Grant additional planning permissions for housing on sustainable previously developed sites, irrespective of the level of housing planning permissions, but only grant planning permission on greenfield sites where there is less than a 7 years supply of housing land.

This hybrid approach would favour the development of previously developed sites over greenfield sites but without a complete restriction on the latter.

Option 4:
You may wish to suggest an alternative policy approach.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option in the interests of sustainable development and the wider community.

Option 1

Option 2

Option 3

Option 4


If you have ticked Option 4  please describe your alternative approach and say why this would be  preferable  in the interests of sustainable development and the wider community.

	__________________________________________________________________________________

__________________________________________________________________________________




Matter 6:

Is the Council’s approach to the five year housing requirement and supply calculations fit for purpose having regard to the advice in PPS3?  (See Appendix 1)

The following options are suggested:

Option 1:
The five year housing requirement and supply positions have been calculated in a way that is in accordance with PPS 3 and represent an acceptable basis for policy purposes.

The five year housing ‘requirement’ figure is calculated in a way which takes into account the  fact that too few dwellings have been built in the first four years of the RSS period (2003/04 – 2006/07).  The method seeks to increase the rate of housing development over the rest of the period to make up for this.  The five year requirement  is calculated at 1705 dwellings.  

The supply of housing sites is made up of two elements.  Firstly, those dwellings with planning permission on large sites (0.4 ha or more) which are considered deliverable.  Secondly, a small sites allowance which is calculated at 50% of the actual number of dwellings which have been developed on small sites in the three years 2003/04 – 2006/07.  Calculating the allowance at 50% of the recent rate of development has been done in order not to over-estimate this as a source of supply. 

Option 2:
The five year housing supply position has been wrongly calculated in a way that under-estimates the true position.

Option 3:
The five year housing supply position has been wrongly calculated in a way that over-estimates the true position.

Option 4:
You may wish to suggest an alternative way of calculating housing requirement and supply positions, having regard to PPS 3: Housing.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option.

Option 1

Option 2

Option 3

Option 4


If you have ticked Option 4  please describe your alternative approach and say why this would be  preferable:

	No Comment

__________________________________________________________________________________
__________________________________________________________________________________




Matter 7:

Should the policy identify a range of housing densities to be implemented in different locations within the Borough?

The following options are suggested:

Option 1:
Include no housing density provisions in the Interim Housing Policy but rely on the density provisions within PPS 3: Housing and the draft Regional Spatial Strategy.

PPS 3: Housing indicates that 30 dwellings per hectare should be used as a national indicative minimum density.   

The draft Regional Spatial Strategy is recommended to contain a density policy  advocating a normal minimum density of 30 dph, a minimum of 40dph in urban areas and higher densities where the development  is within walking distance of public transport.

Option 2:
Include more a detailed density policy, indicating circumstances where higher or lower densities will be sought.

In recent years much higher densities have been achieved on some sites for flat development in and around St Annes.  The potential exists to have higher density development if more flats are to be developed in the future.  However, since the density figures indicated in Option 1 are indicated as minimum densities, reliance on these  would not preclude development at higher densities in appropriate situations.

Option 3:
You may wish to suggest an alternative policy approach.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option in the interests of sustainable development and the wider community.

Option 1

Option 2

Option 3




If you have ticked Option 3 please describe your alternative approach and say why this would be  preferable  in the interests of sustainable development and the wider community.

	The HBF recommends that densities are determined on a site by site basis. There should not be either a minimum or maximum amount of housing per square hectare. The housing mix should determine density based on topography, net developable area, space about dwelling standards/ stand off distances, buffer zones, landscaping tress, etc. All of which vary with different sites.   




Matter 8:

Should the policy deal only with housing numbers or should it attempt to consider the types and sizes of housing needed by the community?

The following options are suggested:

Option 1:
Indicate in the policy that in all planning applications the proposed mix of housing types and sizes  should be informed by the Strategic Housing Market Assessment.

Part of the Government’s key housing policy goal is to achieve a wide choice of high quality  housing, to address the needs of the community.  

The Council is in the course of commissioning a Strategic Housing Market Assessment.  This will help to inform developers and the Council of the particular types and sizes of housing needed by the community.

Option 2:
Indicate in the policy that only in larger planning applications (15 dwellings or over) would the proposed mix of housing types and sizes  be informed by the Strategic Housing Market Assessment.  Housing applications of 15 dwellings or less would be left to the developer to decide the housing mix.


This option may be the most pragmatic option since on planning applications for small numbers of dwellings, the contribution to the overall housing mix would be negligible. 

Option 3:
Indicate in the policy that the market (developers) should decide the types and sizes of houses required in all planning applications, since they have the best knowledge of what will sell.


This option would be in conflict with government policy.  Developers would tend to build the mix of housing that would produce the highest financial return rather than the mix needed by the community.  

Option 4:
You may wish to suggest an alternative policy approach.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option in the interests of sustainable development and the wider community.

Option 1

Option 2

Option 3

Option 4


If you have ticked Option 4  please describe your alternative approach and say why this would be  preferable  in the interests of sustainable development and the wider community.

	A Strategic Housing Market Assessment should be carried out with full cooperation from the development industry. This information, together with information about the individual site, should determine the housing mix. The HBF would warn against making policies on this issue too prescriptive. Achieving mixed communities does not mean that all areas have to have the same mix of dwelling types. All areas are different, all housing markets are different and this needs to be considered on a sub-regional scale. Different areas perform different functions and this is often largely as a result of the housing mix in an area.


Matter 9:

Should the policy be concerned with the sustainability of proposed new homes? 

The following options are suggested:

Option 1:
Indicate that the Council will negotiate towards the highest levels of sustainability defined in the ‘Code for Sustainable Homes’ (Level 6 Zero Carbon Home).

Draft Regional Spatial Strategy Policy L4: ‘Regional Housing Provision’ requires local authorities to ensure that all new homes are built to ‘Lifetime Home Standards’ and the ‘Code for Sustainable Homes’ standard.  (The former standards are now subsumed within the latter).

These standards go further than Building Regulations in their requirements for sustainable  homes but signal the way forward for mandatory requirements in the future.   The government is looking to the planning process to advance the cause of sustainable home building in order to minimise the emissions of greenhouse gasses and the effect on climate change and to ensure that people can stay in their homes longer as they get older.

This option would promote the highest standards of sustainability. 

Option 2:
Indicate that the Council will require Level 3 in the ‘Code for Sustainable Homes’ prior to 2010 and Level 5 from 2010.  


This option would promote more modest levels of sustainability but would be more than the requirements of the Building Regulations. 

Option 3:
Include no provisions on the construction of sustainable homes within the policy on the basis that these matters are better addressed through the statutory building regulation process. 


This option would not promote sustainability or accessibility through the planning process.  It would be in conflict with government  objectives and Policy L4 of the draft Regional Spatial Strategy.

Option 4:
You may wish to suggest an alternative policy approach.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option in the interests of sustainable development and the wider community.

Option 1

Option 2

Option 3

Option 4


If you have ticked Option 4  please describe your alternative approach and say why this would be  preferable  in the interests of sustainable development and the wider community.

	The home building industry broadly welcomes the Government’s environmental targets. However, home builders cannot achieve them alone. HBF and other parties have begun the crucial task of working out how we can achieve higher environmental standards and at the same time deliver the step-change in housing output that the country so badly needs. The house building industry has set itself the challenge for all new homes to be zero carbon by 2016. Therefore, the Council must recognise that changes cannot happen over night. A proliferation of targets will harm house builders ability to innovate, test, prove and deliver in the numbers that we need to. It risks product and housing design failure, raising serious issues around warranties and insurance. In turn, it risks harming consumer confidence in both the process and the homes we deliver. Failure risks harming consumer confidence. The HBF needs Local Authorities to keep the Code for Sustainable Homes timetable. We share the aims of higher output and high performance standards. We must ensure that in achieving one of these, the other is not undermined. This policy approach should be worded flexibly in recognition of these concerns. There should not be hard and fast requirements for achieving non-statutory and unenforceable criteria. The policy approach should concern itself with the spatial implications of land use rather than involving itself in matters best left to other regulatory processes. 



Matter 10:

How will the sustainability credentials of a site be judged?

The following options are suggested:

Option1:
Identify no sustainability criteria in the policy.

If the policy were to only permit sites within the defined urban settlement limits (see Matter 2) all sites are likely to be reasonably sustainable by reason of their location close to work, services and facilities.  In these circumstances, there may be no need to identify additional sustainability criteria.

Option 2:
Identify within the policy a range of sustainability criteria against which applications would be judged.

Alternatively the policy could identify sustainability criteria against which to consider individual application proposals.  This may help to maintain a minimum standard of site and distinguish the most sustainable sites in circumstances where competing sites come forward at the same time.

Option 3:
Identify within the policy a dual process whereby small applications were dealt with under Options 1 or 2; and where large applications (10 dwellings or more) were subject to the developer undertaking sustainability appraisal.

The release of new large housing sites through the Local Development Framework process would be subject to formal sustainability appraisal in order to identify the most sustainable candidates.   

Given that this cannot happen through the planning application process, Option 3 would require the developer to justify the sustainability of large sites proposed for housing development.

Option 4:
You may wish to suggest an alternative policy approach.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option in the interests of sustainable development and the wider community.

Option 1

Option 2

Option 3

Option 4


If you have ticked Option 4  please describe your alternative approach and say why this would be  preferable  in the interests of sustainable development and the wider community.

Sustainability criteria should be determined on a site by site basis, taking into account local circumstances. The number one sustainability issue in any sustainability appraisal should be to ensure that everyone has the opportunity of a decent and affordable home, which meets their needs. 

Matter 11:

In what circumstances should affordable housing be sought?

The following options are suggested:

Option 1:
Only seek affordable housing on housing planning application sites of 15 dwellings or more.

PPS 3: Housing identifies a national indicative minimum site size threshold of 15 dwellings below which the Council would not attempt to negotiate an element of affordable housing.  

Option 2:
Only seek affordable housing on housing planning application sites of 10 dwellings or more.

The Council is entitled to set lower minimum thresholds, in the light of local circumstances, where these would be viable and practicable.  

In view of the very high need for affordable housing within the Borough,  there may be justification for reducing the ‘indicative’ threshold and seeking affordable housing on all sites of 10 dwellings or more.  

Option 3:
Adopt a range of lower site thresholds with commensurate lower requirements.  See Matter 12 below. 

PPS 3: Housing also indicates that it is possible to set different proportions of affordable housing to be sought depending on the site-size thresholds adopted.  This approach could be considered to be unduly complicated but could deliver additional numbers of affordable dwellings.  

Option 4:
You may wish to suggest an alternative policy approach.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option in the interests of sustainable development and the wider community.

Option 1

Option 2

Option 3

Option 4


If you have ticked Option 4  please describe your alternative approach and say why this would be  preferable  in the interests of sustainable development and the wider community.

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. 

One sensible way forward is to adopt a cascade approach to both target percentages and site size thresholds but even that must be viewed in the context described above. As well as a cascade of thresholds / percentage targets, the council should also give consideration to a cascade of tenure. The funding of affordable housing will be a key issue in the future. The old distinction between market and social rented housing is no longer appropriate and there are a number of forms of intermediate housing which meet the affordable housing policy objectives as well as being required in order to create sustainable, mixed and balanced communities. So, just as important as thresholds and targets are the tenure and delivery issues (even in terms of what partners the council will be willing to work with) which must be addressed in the research which will underpin whatever policy approach is finally agreed. 

Matter 12:

What proportion of affordable housing should be sought?

The following options are suggested:

Option1:
Indicate in the Policy that the Council will negotiate towards a maximum provision rate of 40% affordable housing on all sites above the agreed threshold.

Fordham Research is in the process of completing an up-date of the 2002 Housing Needs Survey.  This is likely to show that there continues to be a very significant need for affordable housing within the borough (over 500 affordable dwellings per year needed).

It would be a reasonable approach to try to secure a proportion of affordable housing that would maximise provision without making the development scheme unviable (in which case no market or affordable housing would be achieved).

Two recent private sector housing schemes at Wesham have within included 40% affordable housing elements, as well as other elements of planning gain.  This shows that 40% is achievable the borough.

Option 2:
Indicate in the policy that the Council will negotiate towards a maximum provision rate of 40% affordable housing on all sites 15 dwellings and over; and 30% on sites between 10 and 14 dwellings.


This option provides a differentiation between large and more modest sized sites to reflect economies of scale.

Option 3:
Indicate in the policy that the Council will negotiate towards a maximum rate of 50% affordable housing on all green field sites but with lower rates on previously developed sites.

It may be expedient to seek a lower proportion of affordable housing on smaller previously developed sites and a higher proportion on greenfield sites.  This could help to encourage the development of previously developed sites in preference to greenfield sites.

Option 4:
You may wish to suggest an alternative policy approach.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option in the interests of sustainable development and the wider community.

Option 1

Option 2

Option 3

Option 4


If you have ticked Option 4  please describe your alternative approach and say why this would be  preferable  in the interests of sustainable development and the wider community.

Although the HBF recognises that the Council is in the process of updating the 2002 Housing Needs Survey, it is important to note that such surveys are now changing and the Government is now placing increased emphasis on Housing Market Assessments.  The HBF is concerned that until this work is complete the present 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.

Matter 13:

Should the provision of affordable housing always be made on the application site?

The following options are suggested:

Option 1:
Indicate in the policy that on-site provision must be made in all cases.

PPS 3; Housing indicates that the presumption is that affordable housing will be provided on the application site so that it contributes towards creating a mix of housing and furthers the objective of social inclusion.  

Option 2:
Indicate in the policy that on-site provision must be the priority but off-site provision of new dwellings may be made where on-site provision is not possible or desirable.


This approach would allow some flexibility to accommodate a situation where it may not be possible or desirable to accommodate affordable housing on the primary development site.

Option 3:
Indicate that on-site and off-site provision would be sequentially preferable  but that payment in lieu of provision may be made where both on and off-site provision is not possible or desirable, providing that the sum provided is sufficient to build the required number of dwellings taking into account all related costs. 

This approach would allow a financial contribution in lieu of on or off-site provision (only as a third option) as long as it contributed to the creation of mixed communities.

Option 4:
You may wish to suggest an alternative policy approach.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option in the interests of sustainable development and the wider community.

Option 1

Option 2

Option 3

Option 4


If you have ticked Option 4  please describe your alternative approach and say why this would be  preferable  in the interests of sustainable development and the wider community.

	__________________________________________________________________________________

__________________________________________________________________________________




Matter 14:

Should the Policy indicate what infrastructure provision the housing developers will be asked to contribute to when new housing schemes are developed?

The following options are suggested:

Option 1:
Indicate that the Policy will give the highest priority to the provision of necessary infrastructure e.g. open space, road improvements, public transport improvements, improvements to town centres and schools etc.

In any newly proposed development, it is now considered that the cost of additional infrastructure required as a result of the development should not always fall on the public purse, but should be paid for by the development.  The seeking of elements of necessary infrastructure therefore will need to be sought from the developer.  

Option 2:
Indicate that the Policy should give the highest priority to the provision of affordable housing.


An alternative view is that the very significant need for affordable housing should be given priority over the types of infrastructure identified above.  

Option 3:
Indicate that the Policy will try to reconcile all the needs identified in Options 1 and 2 depending on the circumstances.

There may be a balance to be struck between the amount of affordable housing and infrastructure sought in respect of any proposed development.  

In particular there is a need not to stifle house-building by making it uneconomic.   This would undermine the intention to provide sufficient new market and affordable homes to meet local requirements.

Option 4:
Indicate that the policy will introduce a tariff approach to planning gain i.e. the developer pays a set amount per dwelling to cover some types of infrastructure (excluding affordable housing).


This approach would be much simpler to implement.  It would also give more certainty to house builders and developers since they would know in advance the cost of investing in necessary infrastructure.

Option 5:
You may wish to suggest an alternative policy approach.

Please place a tick in the ‘option box’ you think most appropriate and say why you have selected this option in the interests of sustainable development and the wider community.

Option 1
   Option 2
      Option 3
   Option 4
       Option 5


If you have ticked Option 5  please describe your alternative approach and say why this would be  preferable  in the interests of sustainable development and the wider community.

	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. 

The HBF draws attention to the Circular 05/2005, paragraph B5, which sets out five tests which must be met by all local planning authorities in seeking planning obligations:

“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.”

Any obligation must meet these tests. Therefore, the HBF would recommend that developer contributions are determined on a site by site basis, so that local circumstances can be taken into account.  The HBF are also aware that the Government is considering a national Planning Gain Supplement, and this may have an impact on the above policies.   




