Castle Morpeth 

Core Strategy Preferred Options 2

Preferred Option Policy 3: Housing Type and Tenure

3b

The HBF believes that the requirements for the percentages of affordable housing are overly onerous on developers. If supply remains constrained by existing targets, increasing the target percentage for affordable housing and/or lowering site size thresholds actually exacerbates the under-provision of market housing. We regard an increase in housing supply as by far the most long term solution to housing under- supply and poor affordability thereby meeting the needs of all sectors of the community. 

Furthermore we question the evidence base that they are formed from. The planning policy system clearly operates on the basis of policies being considered sound. Soundness is determined as a result of an independent examination against a background of a sound and robust evidence base. In this case the evidence base would be a Strategic Housing Market Assessment carried out in accordance with the Practice Guidance issued by the Government. However, you have no such evidence base and are relying on a Housing Needs Survey, which has not been tested or subject to stakeholder consultation. 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. PPS3 requires assessments to be evidence based and for local planning authorities to undertake regular and frequent monitoring.

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.

3d
Whilst the HBF recognises that the Council is seeking to deliver a broad 50/50 split between socially rented and intermediate housing, it believes that the Council should be more flexible in their requirements. 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. Furthermore, low cost market housing should also be considered as part of the affordable housing requirement. This 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. A narrow focus on largely public sector affordable housing provision ignores the contribution the private sector makes to meeting affordable housing demand, and tends to stifle private sector initiatives which can contribute towards meeting the Government’s housing objectives, as well as meeting the desire for home ownership among a large section of the population.

3f

The principle of affordable housing is supported. However, the Council should not look towards allocating specific sites for affordable housing as this is not in accordance with national or regional policy which seeks to build mixed communities in a range of geographical locations.
Preferred Option Policy 9: Heritage and the Built Environment

9c

The HBF is working towards the challenge of 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. Therefore, the Council should remove the reference to “Eco Homes” as this has been superseded by the Code for Sustainable Homes. The Council must also be careful that it does not impose separate requirements to this nationally agreed staged improvement in energy efficiency. There is a danger that new technologies may be introduced prematurely to address locally imposed requirements rather than using nationally proven methods. 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. It is important that all LPAs: accept this framework as a legitimate national route for effective progress, and; do not take it upon themselves to try to move faster than the timetable outlined in the national documents. For example on the use of sustainable urban drainage systems (SUDS) these should be encouraged or sought where appropriate rather than be required in all circumstances as there remain unresolved difficulties in implementing them in certain circumstances. There are also outstanding problems and uncertainties regarding long term management which must be resolved before SUDS can reasonably be a pre-requisite for all development. 

9d

While the industry is working towards integrating the Code for Sustainable Homes, Lifetime Homes and Building for Life criteria in their standard building practices, this is a gradual process, and we would be concerned if overly prescriptive and locally defined design standards obstructed housing delivery.

HBF will continue to ensure that we promote and utilise the Building for Life standards, developed by HBF with CABE, in order to capitalise on a common basis of assessment criteria. 


Preferred Option Policy 10: Energy Conservation, Renewable Energy Generation and Accessibility

Renewable Energy Generation 

This policy fails to take into account the fact that many sustainable design matters will very soon be covered by the Code for Sustainable Homes, and that in order to reduce CO2 emissions, 10% renewables provision on site might not be the most appropriate means of achieving this overall reduction, either technically or financially. The HBF believes that any requirement for renewable energy provision upon new development should be delivered through the higher stages of the Code for Sustainable Homes. As this is a framework and timescale to which the industry is committed to delivering. The HBF consider that the application of locally based energy performance standards would be unhelpful in facilitating the broader delivery of higher energy performance and consumption standards from new housing. 

This Core Strategy is just another example, of an attempt by a local authority to set and implement “Merton Rule” style policies for a proportion of “on site” renewable energy. Indeed, even Merton Borough Council relies solely on independent consultants reports to assess energy use of dwellings to calculate compliance with their 10% target for on site renewable energy. It is quite obvious that this issue is not one that can be adequately controlled through planning measures and is an example of how ‘planning’ is being used to inadequately address issues that are better dealt with through other legislation and controls.

Accessibility

10d

Sites which do not currently have good public transport access should not be totally discounted as public transport improvements can be negotiated using Section 106 planning obligations. 

