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16 April 2008

Dear Sir or Madam
Re: A Strategic Approach to Planning For Housing in Blackburn with Darwen - Revised Interim Policy Statement (Draft)
Thank you for inviting the Home Builders Federation to comment on the revised interim policy statement (draft). We have made the following observations:
This interim policy statement has not been produced in accordance with the statutory process of the development plan system, and therefore has not been subject to robust examination and testing.  There is no basis for these interim policies, which must therefore be accorded very little, if any, weight.

We object to the justification for which the interim policy is partially based on, that of a supply of existing planning permissions. There should be acknowledgement within 

the policy statement that not all of the unimplemented extant permission will come forward to be developed. We strongly suggest a deduction is taken from the total figures for allow for slippage, and would suggest 10%.

HBF is concerned about the statement ‘in the short term the Council therefore intends to adopt a phased shift from the Joint Lancashire Structure Plan targets to a higher figure in line with the expectations of the RSS’ (final paragraph section 4.1). 
While it is acknowledged that the Interim Policy Statement does take account of potential changing housing requirements as a result of the emerging RSS, it should be noted that since the preparation of this document the Secretary of State’s Proposed Changes to the draft RSS have been published for consultation (20 March 2008). This document has taken forward the Panel Reports recommendation with regard to the housing target for Blackburn with Darwen and includes the figure of 8,800 between 2003 and 2021, which is an annual figure of 489 dwellings.
The Council’s recognition that the RSS housing targets now outweigh the Joint Lancashire Structure Plans ones and that the emerging RSS policy now carries significant weight is welcomed. However, given the RSS is at an advanced stage, HBF would suggest that this policy holds even more weight and that it is not appropriate to pursue an interim policy that is not based on the RSS targets and could have detrimental effects on the house building industry.
The draft RSS and the Proposed Changes document commencement date is 2003. The Council’s intention to adopt a phased shift to a higher figure in line with the expectations of the emerging RSS represents an attempt to ‘claw back’ their earlier over supply. However, given that we are now well into 2008 HBF would suggest that this ‘gradual shift’ should have already begun. 
We object to the overall notion of refusing applications for residential development on sites outside or poorly related to the SDF areas of town centres. There is no connection or evidence to prove that restricting housing in higher demand areas outside Pathfinder locations will result in development being forced into the priority ADF areas. The housing market cannot generally be manipulated this easily, and the exceptions outside the ADF areas could in fact lead to the housing market moving out of the area completely, at the expense of regeneration and housing market renewal of the Pathfinder locations and the wider District.
Whilst we acknowledge the need to achieve housing market restructuring in the Pathfinder areas, this should not be at the expense and/or restriction of suitable development areas outside the Pathfinder locations. Sustainable brownfield sites outside the HMR ADF areas but within Blackburn with Darwen borough should not be restricted, particularly given that Blackburn with Darwen borough is within the Central Lancashire city region and is identified as one of the core urban centres within the city region and Blackburn is identified as one of the only 3 key economic centres within the city region. 
A more realistic and flexible approach is needed to take into account individual site circumstances and not stifle economic growth and regeneration in Central Lancashire. There seems to be no justifiable reason to restrict certain sites, and we strongly object to a blanket restriction on areas outside the HMR ADF areas. 

With regard to the affordable housing targets included in the interim policy statement, the HBF considers that planning policies such as affordable housing, which are of a prescriptive nature, should not be presented and considered simply as an interim planning statement.  Given that they could potentially have a significant impact on development viability, they must instead be dealt with in DPD’s and subjected to the appropriate public scrutiny bestowed upon these.  

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, 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 and any references to percentages of social rented or intermediate housing should be deleted. 

Thank you again for giving the Home Builders Federation the opportunity to comment on the Interim Policy Statement. We look forward to your consideration of our objections and trust we will be kept informed of the future progress of the Interim Statement.

Yours sincerely
Gina Bourne
Gina Bourne

Regional Planner – Northern Regions

Home Builders Federation
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