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Emailed to planning.strategy@manchester.gov.uk
Providing for Housing Choice Consultation

Planning Strategy Team

Room 7043

Town Hall Extension

FREEPOST MR 1514

Manchester

M60 3NY

20 February 2008

Dear Sir

Manchester City Council ‘Providing for Housing Choice’ Draft SPD & Planning Guidance

Thank you for giving the Home Builders Federation (HBF) the opportunity to comment on the above document. The HBF has considered the proposed document and have made the following observations:

What is Affordable Housing? (page 12 – 4.7, 4.8)

The HBF believes that any provision for affordable housing should include discounted market housing in the definition. 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. 

Therefore, the HBF would urge LPAs to take much greater account of private sector contributions to the supply of affordable housing and to ensure that their policies are flexible and encourage, rather than discourage the contribution of the private sector. Low cost market housing should also be considered as part of the housing mix 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.

The Evidence Base (page 13, 4.9)

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 However, you have no such evidence base and are relying on an outdated Housing Needs Survey, which has not been tested or subject to stakeholder consultation.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.

It is important to note that Housing Needs surveys are now changing and the Government is to place increased emphasis on Housing Market Assessments.  The HBF is concerned that until this work is complete the present policy is not founded on a robust and credible evidence base.

Targets and Tenure (page 20, 5.10)

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.

Property Type (page 22, 5.18 – 5.21)

Ensuring that everyone has the opportunity of a decent home means, at the outset, ascertaining what everyone’s needs are (again, not just the needs of the minority not able to satisfy their own needs). Hence, the requirement to carry out a local housing market assessment. Consequently, any housing mix should take account of the findings of the latest aforementioned assessment.

Policy to achieve integration of affordable housing in overall scheme design (page 23, 5 – location of the affordable homes)
The HBF believes that the affordable housing provision should be provided in small clusters, as pepper potting is now being discredited on a national basis. In addition the provision of affordable housing in clusters is often easier for RSL management purposes and tailoring service charges according to differing incomes and needs. 

Off-site Provision and Commuted Sums (page 26)

The HBF welcomes the Council’s approach in accepting developer contributions in lieu of on-site provision where appropriate.

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

Lucy Michalski

Lucy Michalski

Home Builders Federation
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