Teesdale District Council

Draft Affordable Housing SPD 

Section 1: Negotiating Affordable Housing 

General

Whilst the HBF accepts that the SPD is based on the Council’s ‘saved’ Local Plan policy H14 we are concerned that this draft SPD does far more than simply expands or supplements the existing adopted policy. Rather, that it introduces a raft of onerous and prescriptive policy requirements on the house building industry which should more properly be included in a DPD in order that their implications can be tested through the process of independent examination.

4. Local Housing Needs

The HBF is concerned that the evidence base that the Council has formulated the affordable housing policy from is not robust and credible. Whilst we recognise that the Council has updated the original 2004 Housing Needs Assessment recently in 2007, the “Interim Housing Needs Assessment,” current Government Guidance states that 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.

8. Tenure

Whilst the HBF accepts that the Council states it is prepared to be flexible with the affordable housing targets of 80% for rental units and 20% for intermediate tenures, it is concerned that these targets will be applied in every case. PPS3, paragraph 22 makes it clear that local authorities should only seek to influence the size and type of affordable housing required based on the findings of the strategic housing market assessment and other local evidence. 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.

8.4 Intermediate Housing 

The Council will 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.

Furthermore, the HBF believes that the Council should include discounted cost market housing as part of its requirement 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.

Section 2: Delivering Affordable Housing   

12. Pre Application Advice

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. 

13. Site Viability    

Whilst the HBF accepts that the Council is prepared to take into account site viability when negotiating a target, any viability model will be subjective and will not take into account the funding structures available to national builders, compared with local builders.
We are concerned that the target of 30% affordable housing will act as a serious disincentive to landowners and potential developers to bring sites forward.
17. Integration 

Whilst the HBF supports the principles of integration of affordable housing and ensuring that any affordable provision is tenure blind we have concerns in relation to the principle of true pepper potting which is now being discredited on a national basis. The HBF supports the view that the affordable housing provision should be provided in small clusters.

22. Build Standards

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. 

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”.

