Stockport

Design of Residential Development SPD

CDH1.1: New Residential Development in Predominantly Residential Areas

The requirement for developments to be at a density of 30 – 50 dwellings per hectare must allow for some development at lower densities to enable the provision of a full range of housing. 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. It is considered that the density of a development should be assessed on a site-by-site basis.

6. Efficient Use of Resources

Paragraph 6.1

The HBF objects to the requirement for 97% of new dwellings being constructed on previously developed land. Although there is no actual acknowledgement that Greenfield development is both necessary and, in many circumstances, appropriate, PPS3 paragraph 65 suggests that, if performance of housing provision fails to meet trajectories or assumptions, planning authorities might have to update the quantity and mix of different categories of land within their housing land supply. Equal consideration should be given to both Greenfield and brownfield and the merits of each should be taken into consideration i.e. certainty of delivery, sustainability, accessibility. 
Paragraph 6.6

The HBF objects to the reference to Eco Homes in this document. In accordance with Government guidance this has now been replaced by the Code for Sustainable Homes as this is a single national standard that the development industry is working towards. A nationally agreed framework is the best way of ensuring all new homes are carbon zero by 2016. Staged national delivery of improved levels of the code for sustainable homes will ensure pioneering technologies are robust, meet customer expectations and are backed by proper warranties. A multitude of differing targets around the country put these efforts at risk.   

Paragraph 7.13

The HBF believes that discounted cost market housing should be included in the Council’s definition of affordable housing instead of being specified as a separate target, as this could have a major impact on viability. Low cost market housing 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. 

Should more affordable housing be required, the selling price of the market housing will need to be increased in order to cover the costs of providing more as the developer gets the least returns from this affordable housing products.  This will ultimately widen the affordability gap.  Therefore, it is essential that an appropriate balance be struck in order to balance needs.

Affordable Housing

Paragraph 7.15

The HBF would like to emphasise that the Council should undertake a Strategic Housing Market Assessment, carried out in consultation with the development industry, to determine the affordable housing target for the area. It is concerned that until this has been carried out the policy is not founded upon a robust and credible evidence base. 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. Additionally the HBF strongly suggests that the Council should undertake detailed monitoring activities in order to determine the basis upon which the policy is being implemented and the effect the policy is having on development volumes. These will inform the Council whether affordable housing targets are appropriate or too ambitious and allow the Council to decipher whether the policy is robust or in need revision.
Lifetime Homes

Paragraph 7.57 

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.” In any case the Code for Sustainable Homes incorporates many of the features of lifetime homes, so setting separate requirements is unnecessary. 

