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Policy NH16: Promoting Sustainable Construction

2. The HBF believes that the reference to Eco Homes in this policy should be removed. All sustainable design and construction matters are now covered by the voluntary Code for Sustainable Homes. 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. 

Additionally the HBF believes that the reference to Lifetime Homes should be removed from this policy. It is good to see the government’s acknowledgement of the challenges facing the housing industry in meeting the needs of an ageing population. The private sector is responding to these demographic changes in a positive way, providing many new and innovative products. It will continue to do so. However, intervention and regulation from central government in this market is both unnecessary and unwarranted. 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”. Furthermore the requirement for lifetime homes is covered by the Code for Sustainable Homes and therefore a separate requirement for this standard is unnecessary. 

3. iv) There are cost implications with this policy and the benefit to occupiers in certain types of development is questionable. Dwelling access arrangements are a Building Regulations matter, addressed under Part M: Access To and the Use of Buildings. It is our view that this more than adequately addresses issues of access.

Policy INF7: Energy efficiency and renewable energy

The energy performance of new buildings is determined by Part L of the Building Regulations and there are planned amendments to this regulation for 2010 and 2013 to ensure that all new homes are 'zero carbon' by 2016 as outlined in Building a Greener Future.  Where developers choose to adopt the Code for Sustainable Homes they will be building to higher energy and water conservation levels as set out in the Code and again this is not a planning matter. The levels of energy consumption are also being monitored by the introduction of Energy Performance Certificates, again pursuant to calculations required by Building Regulations.

In terms of on-site renewables, the house building industry is serious about reducing the carbon footprint of housing and is supportive of the  Code for Sustainable Homes as well as being a signatory to the 2016 Commitment. Housebuilders are working to improve the energy efficiency of new housing and finding ways of incorporating energy efficient technologies (where relevant) in the design process. However, the industry believes that the best way to improve the energy efficiency of new housing stock and to promote renewable energy is through innovations in materials and technology development and the economies of scale available to house builders to incorporate the best of these new technologies in the construction process, not by setting arbitrary targets that are impossible to measurable. We feel that the prescription of minimum percentages for the incorporation of certain types of micro-renewable energy is neither constructive nor beneficial in helping to tackle the long-term challenges of climate change. Such an approach could fragment efforts to achieve economies of scale and prevent a concerted focus from the supply chain in developing the most promising new products efficiently. 
The generation of energy via micro-renewables will do little to help reduce carbon emissions (for many reasons, but not least because of the energy consumed by domestic appliances inside the home). The reduction of CO2 is best tackled through the design and construction of homes, improvements to the existing stock, changes in consumer preferences and individual behaviour and, at the macro-scale, through investment in cleaner power generation by Central Government. A plethora of micro-renewables spread across the UK’s 26 million existing homes, needing regular cleaning, routine servicing (by people in vans) and eventual replacement after a couple of decades, strikes us as an inefficient use of resources. 

Moreover, many of these renewable technologies are in their infancy and are relatively untested. Only solar collectors are anything like a viable on-site option at the moment – all the other options currently available are expensive, inefficient and offer no security of supply in the longer term. This may adversely affect the saleability of housing schemes if people are wary of these untested technologies and the implication of break-down in the form of rising service charges or maintenance costs.  These technologies will also add to the medium and long-term management costs of the socially rented sector.  
Policy SS1: Principal Service Centre

iii) The HBF is concerned about the requirement for 60% affordable housing on site. Particularly the evidence base this target has been formed from. Forming policies from a Housing Needs Assessment conducted in 2005 conflicts with current Government policy. The Council’s policy should be drafted in accordance with the provisions of PPS3 and supported by robust evidence in the form of a Strategic Housing Market Assessment. This must factor in viability considerations and implications arising out of any proposed site size thresholds or target percentages set as, if policies render sites unviable, landowners will not release sites and/or developers will not develop them and the whole policy will have been self-defeating. The Council must adopt a reasonable approach to affordable housing requirements which allows affordable housing to be delivered without prejudicing the achievement of overall housing targets. The HBF believes that a 60% target is too high and 

in order to make housing more affordable, there needs to be more housing built in total. There should also be a flexible approach to the delivery of any affordable housing requirement, taking on board whether or not public grant funding is available. If not, then an alternative approach/requirement has to be properly considered
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.

6. Housing 

H04 Mix of New Housing Types and Size

It is appreciated that the planning system’s involvement in the housing mix is becoming of increasing importance. However, HBF members believe that the public sector should not dictate housing sizes, mix or specification on private sector sites. Private individuals buying a home make choices about price, location, dwelling type and size; plot size etc. according to their income and personal requirements. The state has no place restricting the availability of certain types of housing (e.g. small affordable units), which in practice amounts to telling certain households what they should or should not buy. Also, by imposing size standards or housing mix on private housing sites, local authorities reduce the supply of housing, exclude some households from decent housing and worsen the affordability crisis. What history has demonstrated is that the more flexible housing is the more likely it is to last. Over- designing houses today must not limit the flexibility of houses to meet tomorrow’s needs. 

H05 Housing Density

The HBF believes that 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.  The Core Strategy should recognise that in some cases it is appropriate for densities below the minimum of 30 dwellings per hectare where justified. This view is supported by paragraph 47 of PPS3.

HO6 Affordable Housing Requirements

1.See objection to Policy SS1. 

2.The HBF believes that the threshold of five dwellings is too low. 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. Developments under 15 dwellings will be badly affected as there will be less plots to spread this increased cost over. If under 15 plots is adopted as the threshold it will definitely result in fewer smaller sites being developed.

3. This policy is too prescriptive. 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. Whilst PPS3 supports the use of separate targets for the provision of social rented and intermediate housing, we would contend that this is intended to provide broad guidance across the plan area and not be a prescription for individual sites. A robust assessment of the capacity of sites to deliver the Council’s required tenure is needed. Government policy appears to be to encourage home ownership and one way to do this would be to increase the proportion of shared ownership properties to be constructed to incentivise home ownership in the long term.

Furthermore the HBF believes that the Council should allow for discounted cost market housing to be part of its affordable housing requirement. 

