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Dear Sir or Madam

DRAFT INTERIM POLICY ON AFFORDABLE HOUSING

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:
General

The HBF is aware that the Council has no statutory affordable housing policy and the Local Plan policy was not saved. There is no Core Strategy policy in place, and the Local Development Scheme states that this will not be adopted until May 2009. This conflicts with current Government guidance which dictates that any policies must be consistent with policies in the development plan documents or ‘saved’ Local Plan to ensure that policies are subject to the proper independent scrutiny in accordance with statutory procedures.  

Evidence Base

The HBF does not believe that the policy ‘s evidence base is robust and credible. It is inappropriate to base the policy on an outdated Housing Needs Survey as Government guidance states that a Strategic Housing Market Assessment should be conducted to inform affordable housing policies. 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. The Housing Market Assessment is particularly important since, to a large extent, the achievement of the delivery of affordable housing is very much dependent on the delivery of market housing, as a large proportion of the annual supply of new affordable housing comes on the back of market housing, and is funded and delivered by the house building industry.

The evidence base you rely on is the same evidence base as the policy which existed up to 27 September 2007, and so is difficult to understand the basis for the change in the requirement. 

2.0 Policy

The draft RSS Policy H3 has been relied upon to justify the increased proportion of affordable housing. However, the Secretary of State’s Proposed Changes has amended that policy to set these proportions only as “provisional estimates” and in the text at paragraph 13.43A it says that figures “will need to be reviewed in the light of findings from emerging Strategic Housing Market Assessments.” In the absence of a Strategic Housing Market Assessment, the RSS does not provide justification for your interim position. 

Should more affordable housing be required, the selling price of the market housing will theoretically 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. However, as you will be aware the sales price of new housing must also echo/reflect the second hand market price. Thus the only alternative is for a developer to try and reduce the land price (ie "the residual land price) which requires a landowner to accept a lower land price. Past experience shows that this will reduce the supply of suitable land onto the market (as evidenced when Development Land Tax was imposed) and hence reduce housing supply. This will ultimately widen the affordability gap.  Therefore, it is essential that an appropriate balance be struck in order to balance needs.

4.2 Type, Size and Tenure of Affordable Dwellings

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. 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.

4.11 How Applications Will Be Negotiated 

This section states that applications will not be validated if the applicant does not complete your proforma. Failure to validate an application, which otherwise meets the national requirements for a planning application is considered to be illegal. Inadequate provision of affordable housing can be a valid reason for a refusal of an application but not for refusing its validation. Signing up to a particular form of affordable housing is not a requirement necessary to determine a planning application and indeed acting in this way would prejudice the applicants right to subsequently put forward their case to an independent inspector. 

Thank you again for giving the HBF the opportunity to comment. We trust you will take our comments on board 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

Home Builders Federation
_1177138949

