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Development Plans and Implementation Manager, 

FREEPOST WV370, 

Development Services, 

Lichfield, 

Staffordshire, 

WS13 6BR
17th January 2008

VIA EMAIL ONLY

Dear Sir or Madam

Lichfield District Council Core Strategy Issues and Options

Thank you for inviting the Home Builders Federation (HBF) to comment on the above, the HBF has considered the document and makes the following comments.

Question 1

The Council has identified tackling the causes and effects of climate change as a key issue for the District. The Council must, however, accept that climate change is a global issue and needs a co-ordinated national approach in accordance with paragraph 31 of The Planning Policy Statement on Climate Change. To this effect, the Council should not seek to impose strict environmental restraints on development that accelerates the industry’s commitment to achieving zero carbon homes by 2016 and risk the delivery of much needed new homes. This is the commitment given in the Policy Statement Building a Greener Future (2007). The HBF is willing to work with the Council on behalf of the industry in seeking to address this particular issue without risk to housing delivery.

Question 3

The Council has identified the issue of Meeting the Strategic Housing and Employment Requirements of the District as a key issue. The HBF consider that this is the most important issue facing the District, in particular housing requirements. In seeking to deliver on this key issue, the Council must ensure that it’s Core Strategy is flexible enough to accommodate any future change in strategic housing requirements through the RSS, in order to avoid any future review and delay in accommodating its housing provision.

Question 9 
Objection - Paragraph 9.2. The Council should clarify what element of housing contributes to 27% of UK Co2 emissions. The paragraph implies that all housing contributes to UK CO2 emissions on an equal basis, whereas new housing development is already many times more energy efficient than the vast majority of the existing housing stock. Furthermore building regulations are continually under review to ensure that standards and requirements of new development continue to improve, especially through the policy set out in Building a Greener Future. If the Council is serious about prioritising the issue of climate change and minimising the use of non-renewable resources, then it should focus it’s attention on improvements to the existing built stock as that is where there are real gains to be had. 

Question 9

The Council should not place a higher priority on renewable energy than the priority of delivering new homes. It is essential that in not seeking to compromise the delivery of new housing within the District, any proposals for renewable energy are proved to be sound under examination and viable in accordance with the contents of paragraph 26 of the Planning Policy for Climate Change.  They should also be evidence based in accordance with paragraph 26 of the Planning Policy Statement.

Question 10

Objection - The HBF object to the Core Strategy favouring or prescribing types of renewable energy. This is contrary to paragraph 26 (i) of the Planning Policy on Climate Change which states that local authorities should be flexible and avoid prescribing technologies. Technological innovation is moving rapidly in the sector of energy generation. It is, therefore, the HBF’s view that planning policies should not try to “back winners” by specifying one type of technology over another in terms of types of energy generation or types of renewable energy generation.

The HBF would draw the Council’s attention to the industries commitment to a stepped approach to building zero carbon homes by 2016. This will be achieved through the Building Regulations and the HBF do not consider that it is appropriate to specify in planning policy the type and requirements for renewable energy. Zero carbon homes by 2016 will be achieved through incorporating a range of energy efficient measures into new homes and renewable energy technology from both on site and off site sources. The Council should therefore not give favour to a particular type of renewable energy source over another.
Question 11

Objection - The Planning Policy for Climate Change clearly states that proposals for renewable energy should be evidence based. Furthermore it states in paragraph 32, where proposing any local requirement for sustainable buildings planning authorities should focus on development areas or site specific opportunities. The HBF therefore object to any District wide policy on renewable energy specifically for housing as this is contrary to national policy. The Council should therefore focus on site specific and local development area based policies where it can justify its approach through robust evidence if it wishes to apply such targets. 

Question 16

Any Council’s policy on affordable housing should be evidence based and informed by a robust Housing Market Assessment, which has involved the industry in accordance with recent guidance. The issues and options document refers to a Housing Needs Assessment 2003. The HBF consider this inappropriate in the context of both the age of the document and the requirements of paragraph 29 of PPS3. The Council should also consider the manner in which it will undertake viability assessments of any emerging affordable housing policy as required by PPS3, in consultation with the house building industry. This is necessary in order to ensure that the evidence base under-pinning the strategy is robust and credible, and in turn, that the strategy which flows from it is deliverable and sound. 

Fundamentally, the shortage of affordable housing will not be addressed without greater increase in the provision of housing across the whole spectrum.  Where affordable housing is sought to be subsidised by open market housing, this will not come forward without a substantial increase in the provision of open market housing to accommodate it.  Furthermore, where an excessively high level of affordable housing is sought, this is likely to prevent sites coming forward and thus hamper the provision of both affordable and or open market housing.  

The targets for affordable housing should also take into account the provision of 100% affordable housing developments by Registered Social Landlords (RSL’s). These have the ability to make significant and appropriate contributions to the need for housing within the area and must not be ignored in the formation of housing policy.

Question 18

The Council should ensure that land identified for employment use is robustly supported by an up to date Employment Land Review. Where employment land is no longer required the Council should consider the reallocation to other uses, in particular housin.

Question 39

The HBF cannot comment on site or locationally specific issues and therefore cannot comment on the direction of the spatial options presented. However, in planning the overall strategy for the delivery of new homes in the District, the Council’s preferred option should be based upon sound evidence and meet the needs and demand of the population in both urban and rural areas

Other Issues

In addition to the points above the HBF would like to raise the following issues.

Housing Supply

In terms of housing supply the core strategy must ensure that, as a minimum, it makes provision for the housing requirement set out in the eventual adopted Regional Spatial Strategy. This strategy must, however, also provide sufficient flexibility to be able to respond to whatever housing requirements emerge out of the Government’s most recent housing policy announcements on the need to further increase housing delivery even above the levels in emerging plans and strategies. This is especially in light of the recent statement by Baroness Andrews regarding the West Midlands Regional Spatial Strategy. In this context the Core Strategy should clearly demonstrate the manner in which higher housing requirements will be accommodated should this occur in order to meet the test of soundness ix and avoid circumstances that would lead to any early review of the plan.

Ten/Fifteen Years Identified Supply

The strategy must identify sufficient land for housing in accordance with the requirements of PPS3 in order to ensure that targets are met or exceeded. The council should not rely on windfall allowances albeit that it is accepted that some windfall development will come forward. If the council undertakes the SHLAA task comprehensively this should identify what would otherwise have been windfalls meaning that the rate of windfall development in the future should be much reduced compared to past rates.

Five Years Supply Identified on the Proposals Map

Within the context of ten years post-adoption supply and regardless of the level of windfall development the LDF must identify sufficient sites on the proposals map to accommodate at least the first five years of housing proposed in the plan. 

Plan Monitor Manage 

The core strategy must include a Plan Monitor Manage policy which explains how the release of sites will be managed over the course of the plan period taking into account the results of trajectory planning and the annual  monitoring reports in order to ensure continuity of supply to meet annual requirements. This policy should be supported by text which explains how this will work in practice. It should also provide details of how this will feed in to decisions regarding the need to release additional sites for development, should this prove necessary. 

Taking this further, meeting housing requirements is almost certain to require the identification and release of further greenfield sites in the district. If greenfield sites are to be identified, the plan should contain a very clear Plan, Monitor, Manage policy mechanism as described above. While the minute detail of this process could be set out in SPD, the policy trigger must be contained within the core strategy.

Housing Mix

In considering the mix of private market housing to be provided, the HBF would object to the Council taking a line of dictating the type and mix of housing to be provided on development sites through policy. PPS3 sets out that LDDs should set out the likely profile of household types requiring market housing based upon a Strategic Housing Market Assessment. This should not be interpreted as LDDs prescribing the exact mix of housing over the plan period. They may seek to prescribe the mix of affordable housing where this is fully supported by robust and credible evidence. But they must not restrict the ability of developers to respond to the market. Continuing recent trends of building the very high levels of flatted development, as has occurred in locations across the country in recent years, is neither sustainable nor desirable in the long term and does not create mixed and balanced communities. 

What is required is, as PPS3 suggests, mixed and balanced communities and that means providing a range of accommodation consistent with what consumers (in the widest sense) need and want. If the council does not cater in full for those demanding private accommodation then it cannot reasonably expect to do the same for those in need of affordable housing.  

Thus, in addressing this issue in the LDF the council should be guided by the results of its SHMA and devise sensible policies in conjunction with house builders rather than seeking to impose requirements on them.

I hope you find these comments useful, please do not hesitate to contact me should you require any further assistance or wish to discuss these comments further.

Charlotte Abbott

Regional Planner 

Midlands and South West 


